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RUILDING CHICAGO TOGETHER

June 30, 1999

The Honorable Mayor Richard M. Daley, Members

of the City Council, and Citizens of the City of Chicago
City of Chicago

121 N. LaSalle Street

Chicago, Illinois 60602

Ladies and Gentlemen:

The attached information for the North/Cicero Redevelopment Project
Area, along with 63 other individual reports, is presented pursuant to the
Mayoral Executive Order 97-2 (Executive Order) regarding annual
reporting on the City’s tax increment financing (TIF) districts. The City’s
TIF program has been used to finance neighborhood and downtown
improvements, leverage private investment, and create and retain jobs

throughout Chicago.

Pursuant to the Executive Order, the Annual Report, presented in the form
of the attached, will be filed with the City Clerk for transmittal to the City
Council and be distributed in accordance with the Executive Order.

Sincerely,

Christopher R. Hill
Commissioner
Department of Planning and Development

Ly

Walter K. Knorr
Chief Financial Officer
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June 30, 1999

Mr. Christopher R. Hill

Commissioner

Department of Planning and Development
121 N. LaSalle St.

Chicago, Illinois 60602

Commuissioner Hill:

Enclosed is the required annual report for the North/Cicero Redevelopment Project Area, which
we compiled at the direction of the Department of Planning and Development pursuant to the
Mayor’s Executive Order 97-2. The contents are based on information provided to us by the
Chicago Departments of Planning and Development, Finance, and Law Department. We have
not audited, verified, or applied agreed upon procedures to the data contained in this report.
Therefore, we express no opinion on its accuracy or completeness.

The report includes the City’s data methodology and interpretation of Executive Order 97-2 in
addition to required information. The tables in this report use the same lettering system as the

Executive Order in order to allow the reader to locate needed information quickly.

It has been a pleasure to work with representatives from the Department of Planning and
Development and other City departments.

Very truly yours,

Ganct ¥ MLL?

Emst & Young LLP

Ernst & Young LLe is a member of Ernst & Young International, Ltd.
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Annual Report

Purpose of Report:

The purpose of the Annual Report for the North/Cicero Redevelopment Project Area (Report) is to
provide information regarding the City of Chicago (City) tax increment financing (TIF) districts in
existence on December 31, 1998, as required by the Mayor’s Executive Order 97-2 (Executive
Order). This Report covers the North/Cicero Redevelopment Project Area (Project Area).

Methodology:

In the process of providing information about the Project Area, care was taken to follow the
organization of the Executive Order to allow the reader to locate needed information in an efficient
manner. The Report reflects only TIF economic activity during 1998, also referred to in this report
as “the prior calendar year.” As outlined below, several assumptions were made concerning certain
required information.

(a) General Description

The general boundaries of the Project Area are described and illustrated in a map. However, in order
to provide ease of reading, only major boundary streets are identified. For exact boundaries, the
interested reader should consult the legal description of the Project Area boundaries found in the
Redevelopment Plan (Attachment).

(b) Date of Designation and Termination

For purposes of this Report, the date of termination is assumed to occur 23 years from the date of
designation, the maximum duration currently allowed under the Tax Increment Allocation
Redevelopment Act.

(c) Copy of Redevelopment Plan

The Redevelopment Plan, as amended (if applicable), for the Project Area is provided as the
Attachment at the end of the Report.
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(d) Description of Intergovernmental and Redevelopment Agreements

Table D describes agreements related to the Project Area which are either intergovernmental
agreements between the City and another public entity or redevelopment agreements between the
City and private sector entities interested in redeveloping all or a portion of the Project Area. The
date of recording of agreements executed by the City in 1998 and filed with the Cook County
Recorder of Deeds is included in Table D (if applicable).

(e) Description of TIF Projects

Table E describes each TIF project in the Project Area that has already received approval by the
Community Development Commission, and which received TIF financing during 1998. Those
projects in discussion, pre-proposal stage with a developer, or being reviewed by Community
Development Commission staff are not “projects” for purposes of the Report. The amount budgeted
for project costs and the estimated timetable were obtained from the Project Area’s
intergovernmental or redevelopment agreements, if such agreements exist. Table E specifically
notes:

1) the nature of the project;
2) the budgeted project cost and the amount of TIF assistance allocated to the project;

3) the estimated timetable and a statement of any change in the estimate during the prior
calendar year;

4) total City tax increment project expenditures during the prior calendar year and total City
tax increment project expenditures to date;

5) a description of all TIF financing, including type, date, terms, amount, project recipient,
and purpose of project financing.
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(f) Description of all TIF Debt Instruments

Table F describes all TIF debt instruments related to the Project Area in 1998. It should be noted
that debt instruments issued without a security pledge of incremental taxes or direct payments from
incremental taxes for principal and interest are not included in Table F, as such instruments do not
qualify as TIF debt instruments as defined by the Executive Order. Table F includes:

1) the principal dollar amount of TIF debt instruments;

2) the date, dollar amount, interest rate, and security of each sale of TIF debt instruments
and type of instrument sold;

3) the underwriters and trustees of each sale;
4) the amount of interest paid from tax increment during the prior calendar year (1998);

5) the amount of principal paid from tax increment during the prior calendar year (1998).

() Description of City Contracts

Table G provides a description of City contracts related to the Project Area, executed or in effect
during 1998 and paid with incremental tax revenues. In addition, the date, names of all contracting
parties, purpose, amount of compensation, and percentage of compensation paid is included in the
table. Table G does not apply to any contract or contract expenditure reported under (e)(5) of
Section 4 of the Executive Order.

City contracts related to the Project Area are defined as those contracts paid from TIF funds, not
related to a specific TIF project, and not elsewhere reported. Items include, but are not limited to,
payments for work done to acquire, dispose of, or lease property within a Project Area, or payments
to appraisers, surveyors, consultants, marketing agents, and other professionals. These services may
affect more than one project in a Project Area and are not otherwise reported. Table G does not
report such noncontractual cost items as Recorder of Deeds filing fees, postage, telephone service,
etc. City contracts include term agreements which are city-wide, multi-year contracts that provide
goods or services for various City departments.
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(h) Summary of Private and Public Investment Activity

Table H describes each TIF project in the Project Area that has been executed through an
intergovernmental or redevelopment agreement in 1998, or that has been approved by the
Community Development Commission in 1998.

To the extent this information is available to the Commissioner of Planning and Development on a
completed project basis, the table provides a summary of private investment activity, job creation,
and job retention within the Project Area and a summary for each TIF project within the Project
Area.

Table H contains the final ratio of private/public investment for each TIF project. The private
investment activity reported includes data from the intergovernmental or redevelopment
agreement(s) and any additional data available to the Commissioner of Planning and Development.
Other private investment activity is estimated based on the best information available to the
Commissioner of Planning and Development.

(1) Description of Property Transactions

Information regarding property transactions is provided in Table I to the extent the City took or
divested title to real property or was a lessor or lessee of real property within the Project Area.
Specifically, the Executive Order requires descriptions of the following property transactions
occurring within the Project Area during 1998:

1) every property acquisition by the City through expenditure of TIF funds, including the
location, type and size of property, name of the transferor, date of transaction, the
compensation paid, and a statement whether the property was acquired by purchase or by
eminent domain;

2) every property transfer by the City as part of the redevelopment plan for the Project
Area, including the location, type and size of property, name of the transferee, date of
transaction, and the compensation paid;

3) every lease of real property to the City if the rental payments are to be made from TIF
funds. Information shall include the location, type and size of property, name of lessor,
date of transaction, duration of lease, purpose of rental, and the rental amount;
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4) every lease of real property by the City to any other person as part of the redevelopment
plan for the Project Area. Information shall include the location, type and size of
property, name of lessor, date of transaction, duration of lease, purpose of rental, and the
rental amount.

(j) Financial Summary Prepared by the City Comptroller
Section (j) provides a 1998 financial summary for the Project Area audited by an independent
certified public accounting firm. These statements were prepared in accordance with generally
accepted accounting principles. These statements include:

1) the balance in the fund for the Project Area at the beginning of the prior calendar year;

2) cash receipts by source and transfers deposited into the fund during the prior calendar
year;

3) transfer credits into the fund for the Project Area during the prior calendar year;

4) expenditures and transfers from the fund, by statutory category, for the Project Area
during the prior calendar year;

5) the balance in the fund for the Project Area at the conclusion of the prior calendar year.

(k) Description of Tax Receipts and Assessment Increments

Table K provides the required statement of tax receipts and assessment increments for the Project
Area as outlined in the Executive Order. The amount of incremental property tax equals the
incremental EAV from the prior year multiplied by the applicable property tax rates. Actual receipts
may vary due to delinquencies, sale of prior years’ taxes, and payment of delinquencies. See the
financial report for actual receipts. Table K provides the following information:

1) for a sales tax Project Area, the municipal sales tax increment and state sales tax
increment deposited in the fund during the prior calendar year;
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2) for a utility tax Project Area, the municipal utility tax increment and the net state utility
tax increment amount deposited in the special allocation fund during the prior calendar
year;

3) for a property tax Project Area, (A) the total initial equalized assessed value of property
within the Project Area as of the date of designation of the area, and (B) the total
equalized assessed value of property within the Project Area as of the most recent

property tax year,

4) the dollar amount of property taxes on property within the Project Area attributable to
the difference between items (3)(A) and (3)(B) above.

All terms used in Table K relating to increment amounts and equalized assessed value (EAV) are
construed as in Section 9 of the Illinois Tax Increment Allocation and Redevelopment Act or the
[llinois Industrial Jobs Recovery Law. Unless otherwise noted, the EAV and property tax
information were obtained from the Cook County Clerk’s Office. All sales tax information was
obtained from the City of Chicago.

() Certain Contracts of TIF Consultants

Table L provides information about contracts, if any, between the TIF consultant who was paid by
the City for assisting to establish the Project Area and paid by any entity that has received or is
currently receiving payments financed by tax increment revenues from the Project Area. The
contents of Table L are based on responses to a mail survey. This survey was sent to every
consultant who has prepared at least one redevelopment plan for the establishment of a
redevelopment project area within the City in 1998. The Executive Order specifically applies to
contracts that the City’s tax increment advisors or consultants, if any, have entered into with any
entity that has received or is receiving payments financed by tax revenues produced by the same
Project Area.

(m) Compliance Statement Prepared by an Independent Public Accountant

As part of the audit procedures performed by independent accountants, certain compliance tests were
performed related to the Project Area. Included in the Annual Report is an audit opinion indicating
compliance or non-compliance with the Illinois Tax Increment Allocation Redevelopment Act or the
Illinois Industrial Jobs Recovery Law, as appropriate. Section (m) provides this statement.
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(a) GENERAL DESCRIPTION

The Project Area is located on the west/northwest side of the City of Chicago approximately five
miles from the City’s Central Business District. The Project Area is generally bounded by the
alley north of North Avenue on the north, Keating Avenue on the east, the alley north of Hirsch
Street on the south, and Lavergne Avenue on the west. The map below illustrates the location
and general boundaries of the Project Area. For precise boundaries, please consult the legal
description in the Redevelopment Plan (Attachment).

N. Lamon Avenuve

W. North Avenve

W Le Moyne Avenve

N. Lavergne Avenue
N. Lamon Avenue
N. Cicero Avenue

N. Keating Avenue

W Hirosh Strestd-
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(b) DATE OF DESIGNATION AND TERMINATION

The Project Area was designated by the Chicago City Council on July 30, 1997. The Project
Area may be terminated no later than July 30, 2020.

(c) COPY OF REDEVELOPMENT PLAN

The Redevelopment Plan for the Project Area, as amended (if applicable), 1s contained in this
Report (Attachment).

(d) DESCRIPTION OF INTERGOVERNMENTAL AND REDEVELOPMENT
AGREEMENTS

During 1998, no new agreements were executed in the Project Area.
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(¢) DESCRIPTION OF TIF PROJECT(S)

During 1998, there were no tax increment project expenditures within the Project Area.
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() DESCRIPTION OF TIF DEBT INSTRUMENTS

During 1998, there were no TIF debt instruments outstanding for the Project Area.

10
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(g) DESCRIPTION OF CITY CONTRACTS

TABLE G
DESCRIPTION OF CITY CONTRACTS RELATED TO THE PROJECT AREA

CONTRACTING
PARTIES AMOUNT OF PERCENT OF
WITH THE DATE OF COMPENSATION COMPENSATION
CITY OF CHICAGO EXECUTION PURPOSE PAID IN 1998 PAID TO DATE
City TIF Program Administration 1998 Studies/Plan/Admin. $548 "100%

|

com BE
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(h) SUMMARY OF PRIVATE AND PUBLIC INVESTMENT ACTIVITY

TABLE H
DESCRIPTION OF PRIVATE INVESTMENT ACTIVITY, JOB RETENTION, JOB CREATION,
AND RATIO OF PRIVATE TO PUBLIC INVESTMENT IN THE PROJECT AREA

PRIVATE RATIO OF
NAME OF JOB JOB INVESTMENT PUBLIC  PRIVATE/PUBLIC
TIF PROJECT CREATION RETENTION ACTIVITY INVESTMENT INVESTMENT
North & Cicero Development LLC 250 0 $21,135,000  $3,000,000 7.05

12
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(i) DESCRIPTION OF PROPERTY TRANSACTIONS

During 1998, the City did not take or divest title to real property within the Project Area.
Additionally, the City was not a lessor or lessee of real property within the Project Area during
1998.

i 13
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(i) FINANCIAL SUMMARY PREPARED BY THE CITY COMPTROLLER

14
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INDEPENDENT AUDITOR’S REPORT

The Honorable Richard M. Daley, Mayor
Members of the City Council
City of Chicago, Illinois

We have audited the accompanying balance sheet of the North/Cicero
Redevelopment Project of the City of Chicago, Illinois, as of December 31,
1998, and the related statement of revenues, expenditures and changes in
fund balance for the year then ended. These financial statements are the
responsibility of the City of Chicago’s management. Our responsibility is
to express an opinion on these financial statements based on our audit.

We conducted our audit in accordance with generally accepted auditing
standards. Those standards require that we plan and perform the audit to
obtain reasonable assurance about whether the financial statements are free
of material misstatement. An audit includes examining, on a test basis,
evidence supporting the amounts and disclosures in the financial statements.
An audit also 1includes assessing the accounting principles used and
significant estimates made by management, as well as evaluating the overall
financial statement presentation. We believe that our audit provides a
reasonable basis for our opinion.

In our opinion, the financial statements referred to above present fairly,
in all material respects, the financial position of the North/Cicero
Redevelopment Project of the City of Chicago, Illinois, as of December 31,
1998, and the results of its operations and changes in fund balance for the
yvear then ended in conformity with generally accepted accounting principles.

As explained in Note 1 to the financial statements, in 1998 the North/Cicero
Redevelopment Project of the City of Chicago, Illinois changed its method of
accounting for investments.
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The year 2000 information on pages 7 and 8 is not a required part of the
financial statements, but 1s supplementary information reguired by the
Governmental Accounting Standards Board, and we did not audit and do not
SRR - 5 0% ol ~Y=1=WF-Y s ol s o T o) s B <} o1 such. information Eaui LR X b MBLR AR AD e D o RPN AT G
the information certain procedures prescribed by profe551onal standards
because of the unprecedented nature of the year 2000 issue and its effects,
and the fact that authoritative measurement criteria regarding the status of
remediation efforts have not been established. In addition, we do not
provide assurance that the City of Chicago i1s or will become year 2000
compliant, that the City of Chicago’s year 2000 remediation efforts will be
successful in whole or in part, or that parties with which the City of
Chicago does business are or will become year 2000 compliant.

Our audit was conducted for the purpose of forming an opinion on the
financial statements taken as a whole. The schedule of cash activities on
page 9 and the schedule of expenditures by statutory code on page 10, which
are also the responsibility of the City of Chicago’s management, are
presented for purposes of additional analysis and are not a required part of
the financial statements of North/Cicero Redevelopment Project of the City
of Chicago, Illinois. Such additional information has been subjected to the
auditing procedures applied in the audits of the financial statements and,
in our opinion, is fairly stated in all material respects when considered in
relation to the financial statements taken as a whole.

g MWM.LL-P‘

- Certified Public Accountants
I May 4, 1999

}




CITY OF CHICAGO, ILLINOIS
NORTH/CICERO REDEVELOPMENT PROJECT

DECEMBER 31, 1998

ASSETS

Cash and investments $16,226
Property taxes receivable 21,000

: Accrued interest receivable 129
Total assets $37,355

LIABILITIES AND FUND BALANCE

Due to other City funds S 548

Deferred revenue 21,000

& i

Total liabilities 21,548
'} Fund balance 15,807
Total liabilities and fund balance $37,355

The accompanying notes are an integral part of the financial statements.



CITY OF CHICAGO, ILLINQIS
NORTH/CICERO REDEVELOPMENT PROJECT

AND CHANGES IN FUND BALANCE
YEAR ENDED DECEMBER 31, 1998

Revenues
Property tax $16,226
Interest 129
Total revenues 16,355
Expenditures
Capital projects 548
% Revenues over expenditures 15,807

Fund balance, beginning of year -

Fund balance, end of year $15.,807

]

The accompanying notes are an integral part of the financial statements.
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Note 1 - Summary of Significant Accounting Policies
Description of Project

The North/Cicero Tax Increment Redevelopment Project Area

— (Project) was established in May 1997. The area has been
established to finance improvements, leverage private investment
and create and retain jobs. Reimbursements, if any, are made to
the developer for project costs, as public improvements are

completed and pass City inspection.
Basis of Accounting

The Project is accounted for within the special revenue funds
of the City.

The financial statements are prepared on the modified accrual
basis of accounting and current financial resources measurement
focus with only current assets and liabilities included on the
'2 balance sheet. Under the modified accrual basis of accounting,

revenues are recorded when susceptible to accrual, i.e., both
measurable and available to finance expenditures of the current
, period. Available means collectible within the current period or
,f soon enough thereafter to be used to pay liabilities of the current

period. Expenditures are recorded when the liability is incurred.

B Fixed assets are not capitalized in the general operating
@ funds but, instead, are charged as current expenditures when
purchased. The General Fixed Asset Account Group of the City
includes the capital assets, if any, of the Project.

Management’s Use of Estimates

- The preparation of financial statements in conformity with
| generally accepted accounting principles requires management to
make estimates and assumptions that affect the reported amounts of
assets and liabilities and disclosure of contingent assets and
liabilities at the date of the financial statements and the
reported amounts of revenues and expenses during the reporting
period. Actual results could differ from those estimates.

Illinois Tax Increment Redevelopment Allocation Act Compliance

The Project’s expenditures include reimbursements for various
eligible costs as described in subsection (g) of Section 11-74.4-3
of the Illinois Tax Increment Redevelopment Allocation Act and the
Redevelopment Agreement relating specifically to the Project.
Eligible costs include but are not limited to survey, property
J assembly, rehabilitation, public infrastructure, financing and
relocation costs.




CITY OF CHICAGO, ILLINOIS
NORTH/CICERO REDEVELOPMENT PROJECT

NOTES T FINANCTAL STATEMENTS

(Continued)

Note 1 - Summary of Significant Accounting Policies (Continued)
Cash and Investments

Cash belonging to the City is generally deposited with the
City Treasurer as required by the Municipal Code of Chicago. The
City Comptroller issues warrants for authorized City expenditures
which represent a claim for payment when presented to the City
Treasurer. Payment for all City warrants clearing is made by
checks drawn on the City’s various operating bank accounts.

The City Treasurer and City Comptroller share responsibility
for investing in authorized investments. Interest earned on pooled
%i investments is allocated to participating funds based upon their
= average combined cash and investment balances.

& On January 1, 1998, the City adopted GASB Statement No. 31,
"Accounting and Financial Reporting for Certain Investments and for
External Investment Pools." Accordingly, the City values its

investments at fair value, or amortized cost.

o
ettt

Property Taxes

Property taxes are susceptible to accrual and recognized as a
receivable in the year levied. Revenue recognition is deferred
unless the taxes are received within 60 days subsequent to year-
end.

|
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YEAR 2000 READINESS DISCLOSURE (UNAUDITED)

o

" The City’'s operations, like those of many other business entities, may be

impacted by the inability of certain computer programs and electronic systems
with embedded microprocessor chips to recognize calendar dates beyond the
year 1999. Unless such programs and microprocessors are modified or replaced
prior to the year 2000, they may not function properly after 1999.

The City formed an executive committee in May 1998, to oversee possible
City-wide year 2000 impacts. The Department of Business and Information
Services has been charged with managing the City’s year 2000 project. The
year 2000 issue is covered within the scope of the City’s year 2000 project.
The year 2000 project is divided into stages as follows:

Awareness Stage - Establishing a budget and project plan for dealing
with the year 2000 issue.

Assessment Stage - Identifying the mission critical systems, equipment
and individual components for which year 2000 compliance is needed.

Remediation Stage - Making changes to systems and equipment.

Validation/testing Stage - Validating and testing the changes that were
made during the remediation stage.

The City committed approximately $28.2 million and $32.0 million in 1998 and
1999, respectively, for the repair and replacement of year 2000 compromised
systems. As of December 31, 1998, the City entered into contracts for
approximately $17.7 million for the test plan development, audit stages and
upgrade of certain software programs.

Mission Critical Applications

The City has identified one computer application, the Chicago Accounting and
Purchasing System, as critical to conducting the operations for year 2000
compliance. As of December 31, 1998, the City completed the awareness and
assessment stages, and the remediation stage was in process for the above
mission critical component. This mission critical component is still subject
to the validation/testing stage. The City-wide completion of all stages is
scheduled for September 1999.

Embedded Systems

The awareness stage, including an inventory of embedded systems has been
completed. Baseline assessment of mission critical functions involving
embedded systems was substantially completed by the end of the first quarter
of 1999. The City has retained outside consultants to manage and implement
completion of this aspect of the year 2000 project by the end of September
1999.



YEAR 2000 READINESS DISCLQOSURE (UNAUDITED)
{Continued)

!
}

“"Other Considerations = =

The City also initiated an assessment of mission critical vendors, which is
being performed by a consultant with oversight from the executive committee
to plan for continuity in the City’s supply chain. Contingency planning for
mission critical systems and other elements of the year 2000 project is
scheduled to be completed by the end of September 1999.

The above description of the stages of work to address the year 2000 issues
is not a guarantee those systems will be year 2000 compliant. Although the
City 1is currently on schedule to meet its objectives for year 2000
compliance, there 1is no assurance that compliance will be achieved in a
timely manner. Further, if the City successfully addresses its year 2000
issues, there is no assurance that any other entity or governmental agency
(including governmental organizations or entities that provide essential
infrastructure) with which the City electronically interacts will be year
2000 compliant. At this time, the City can not determine the potential
impact of such noncompliance on the business and financial condition or the
results of its operatiomns.
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SCHEDULE OF CASH ACTIVITIES
YEAR ENDED DECEMBER 31, 1998

Cash flows from operating activities

Property taxes received S 16,226
Increase in cash and investments 16,226

Cash and investments, beginning of year -

Cash and investments, end of year S 16,226

Reconciliation of revenues over expenditures
to net cash provided by operating activities
Revenues over expenditures $ 15,807
Adjustments to reconcile revenues over expenditures
to net cash provided by operating activities

Changes in assets - (increase)
Property tax receivable (21,000)
Accrued interest receivable (129)
Changes in liabilities - increase
2 Due to other City funds 548
i Deferred revenue 21,000

S 16,226
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Costs of studies, surveys, development of plans
and specifications, implementation and
administration of the redevelopment plan
including but not limited to staff and
professional service costs for architectural,
engineering, legal, and marketing $548
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(k) DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS

TABLE K
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS

TOTAL
MUNICIPAL STATE MUNICIPAL  NET STATE TOTAL  INCREMENTAL
SALESTAX SALESTAX UTILITY TAX UTILITY TAX  INITIAL 1997 PROPERTY

YEAR INCREMENT INCREMENT INCREMENT INCREMENT EAV EAV TAXES 1997

1998 N.A. (1) N.A. (1) N.A. (1) N.A. (1) $1,021,457  $1,255,673 $20,712

(1) N.A. -not applicable.

15
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- () CERTAIN CONTRACTS OF TIF CONSULTANTS
]
. During 1998, no TIF consultant was paid by the City for assisting to establish the Project Area
1 and paid by any entity that has received or is currently receiving payments financed by tax
J increment revenues from the Project Area.
1

] 16
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(m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC
ACCOUNTANT

During 1998, there were no tax increment expenditures within the Project Area. Therefore, no
compliance statement was provided for this section.

PRy
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INDEPENDENT AUDITOR'S REPORT

The Honorable Richard M. Daley, Mayor
Members of the City Council
% City of Chicago, Illinois

We have audited, in accordance with generally accepted auditing standards,
the balance sheet of North/Cicero Redevelopment Project of the City of
Chicago, Illinois as of December 31, 1998, and the related statement of
revenues, expenditures and changes in fund balance for the year then
ended, and have issued our report thereon dated May 4, 1999.

In connection with our audit, nothing came to our attention that caused us
to believe that the Project failed to comply with the regulatory
provisions in Subsection (gq) of Section 11-74.4-3 of the Illinois Tax
Increment Allocation Redevelopment Act and Subsection (o) of Section
11-74.6-10 of the Illinois Industrial Jobs Recovery Law as they relate to
the eligibility for costs incurred incidental to the implementation of the
North/Cicero Redevelopment Project of the City of Chicago, Illinois.

N oy
[

=
o

This report is intended for the information of the City of Chicago's
management . However, this report is a matter of public record, and its
distribution is not limited.

| ,&A,Ja? il Minn, L.L.P.

Certified Public Accountants

May 4, 1899

MEMBERS

AMERICAN INSTITUTE OF CPAS
ILLINOIS CPA SOCIETY INTERNATIONALLY - MOORE STEPHENS

MOORE STEPHENS NORTH AMERICA. INC BANSLEY AND KIENER, L.LP
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There has been no major investment in the Redevelopn r the-last-five——
e e e THE Bdophion of the Hedeveiopment Plan will make possxble the mplementatnon of a
} logical program to stimulate redevelopment in the Redevelopment Project Area, an area which
cannot reasonably be anticipated to be developed without the adoption of this Redevelopment
i Plan. Public investments will create the appropriate environment to attract the investment
required for the rebuilding of the area.

) Successful implementation of the Redevelopment Plan and Project requires that the City of
| Chicago take advantage of the real estate tax increment attributed to the Redevelopment Project
’ Area as provided in accordance with the Act.

5

! Louik/Schneider & Associates, Inc. 5
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Il. REDEVELOPMENT PROJECT AREA AND LEGAL DESCRIPTION

The Redevelopment Project Area is located on the west/northwest side of the City of Chicago,

llinois located approximately five (5) miles west/northwest of the City's Central Business District.

The Redevelopment Project Area contains 46.81 acres and consists of nine (full and partial)

large city blocks. The Redevelopment Project Area is generally bounded by the alley north of

North Avenue on the north, Keating Avenue on the east, the alley north of Hirsch Street on the

south, and Lavergne Avenue on the west. The boundaries of the Redevelopment Project Area
, are shown on Map 1, Boundary Map, and the existing land uses are shown on Map 2. The
Redevelopment Project Area includes only those contiguous parcels of real property that are
expected to be substantially benefited by the Redevelopment Plan.

[OR—

The legal description of the Redevelopment Project Area is attached to this plan as Exhibit 1.

i

Louik/Schneider & Associates, Inc. 6
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OVERALL GOALS AND OBJECTIVES

Comprehensive goals and objectives are included in this Redevelopment Plan to guide the
decisions and activities that will be undertaken to facilitate the redevelopment of the
Redevelopment Project Area. Many of them can be achieved through the effective use of local,
state and federal mechanisms.

GENERAL GoALs

In order to redevelop the Redevelopment Project Area in an expeditious and planned manner,
the establishment of goals is necessary. The following goals are meant to guide the
development and/or the review of all future projects that will be undertaken in the
Redevelopment Project Area.

. Improve the quality of life in Chicago by enhancing the local tax base
" through the improvement of the Redevelopment Project Area's
economic vitality.
. Encourage sound economic development in the Redevelopment
Project Area.
. Revitalize the Redevelopment Project Area to enhance its importance

a commercial center contributing to the improved vitality of the City.

. Create an environment within the Redevelopment Project Area that
will contribute to the health, safety and general welfare of the City, and
preserve or enhance the value of properties in the area.

. Create a suitable location and environment for modern commercial
activities.
. Achieve desirable changes of land use through a coordinated

public/private effort.

. Promote harmonious and compatible land uses that are primarily
commercial in nature.

Louik/Schneider & Associates, Inc. 7
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[

. ""Consider compatible mixed uses in limited instances such as where
the existing adjacent land uses are already residential or industrial.

INO—

, . Promote large-scale development opportunities where feasible and
applicable.

{ . Develop vacant and underutilized land.

| . Create and preserve job opportunities.

{ . Encourage a diversified economy which provides an array of

employment opportunities.

. Encourage the participation of minorities and women in the
redevelopment of the Redevelopment Project Area.
@% . Create a secure, functional, and attractive environment for businesses
and employees.
i . Enhance the commercial marketability of the Redevelopment Project
Area.
1 . Provide an accessible and attractive environment that is conducive to

modern commercial development in an urban setting.

!

REDEVELOPMENT OBJECTIVES

To achieve the general goals of this Redevelopment Plan, the following redevelopment
objectives have been established.

%;% . Reduce or eliminate those conditions which qualify the
- Redevelopment Project Area as a Blighted Area and as a
Conservation Area. -

|

‘ . Encourage private investment in new commercial development.

e Facilitate the development of vacant land and the redevelopment of

underutilized properties for commercial uses.

Louik/Schneider & Associates, Inc. 8
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and redevelopment for

f g ¥ e Ty

land available for private investment
commercial activities.

oete-mrei-aitay

1 . Strengthen the economic well being of the Redevelopment Project
Area by encouraging increased commercial activity resuiting in
enhanced taxable values and job opportunities.

. Provide public and private infrastructure improvements and other
. relevant and available assistance necessary to the successful
( operation of modern commercial development in order to promote
! commercial and related activity in the Redevelopment Project Area.

. Provide needed incentives to encourage a broad range of
improvements for both new development and the rehabilitation of
existing buildings.

. Minimize conflicts between commercial and other land uses within and
adjacent to the Redevelopment Project Area.

i . Use City and other public programs to enhance the marketability of
the Redevelopment Project Area.

|

| . Assist in the elimination of existing environmental contamination
through the remediation of affected sites in order to promote new
commercial development.

|

. Enhance the skills of the labor force to meet the job opportunities
available within the Redevelopment Project Area.

DESIGN OBJECTIVES

Although overail goals and redevelopment objectives are important in the process of
redeveloping an important commercial area, the inclusion of design guidelines is necessary to
ensure that redevelopment activities result in the development of an attractive and functional
environment. The following design objectives give a generalized and directive approach to the
development of specific redevelopment projects.

. Establish a pattern of land use activities arranged according to
modern standards which can include groupings by use to increase

| Louik/Schneider & Associates, Inc. 9
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Louik/Schneider & Associates, Inc.

other uses in a compact area.

Encourage coordinated development of parcels and structures in
order to achieve attractive and efficient building design, unified off-
street parking, adequate truck and service facilities, and appropriate
access to nearby arterial streets.

Achieve development which is integrated both functionally and
aesthetically with adjacent and nearby existing development.

Ensure a safe and functional circulation pattern, adequate ingréss
and egress, and capacity in the Redevelopment Project Area.

Encourage high standards of building and streetscape design to
ensure the high quality appearance of buildings, rights-of-way and
open spaces.

Ensure that necessary security, screening, and buffering devices are
attractively designed and are compatible with the overall design of the
Redevelopment Project Area.

Use signage and other devices to create a unified commercial identity
for the Redevelopment Project Area to facilitate the marketability of

property.

-~ aiiIBNey of 6Pération and economic relationships of commercial with

10
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EXISTING IN THE REDEVELOPMENT PROJECT AREA

The Act states that a "Blighted Area® means any improved or vacant area within the boundaries of
a redevelopment project area located within the territorial limits of the municipality where, if
vacant, the sound growth of the taxing districts is impaired by (1) a combination of two or more of
the following factors: obsolete platting of the vacant land; diversity of ownership of such land; tax
and special assessment delinquencies on such land; flooding on all or part of such vacant land;
deterioration of structures or site improvements in neighboring areas adjacent to the vacant land,
or (2) the area immediately prior to becoming vacant qualified as a blighted improved area, or (3)
the area consists of an unused quarry or unused quarries, or (4) the area consists of unused rail
yards, rail tracks or railroad rights-of-way, or (5) the area, prior to its designation, is subject to
chronic flooding which adversely impacts on real property in the area and such flooding is
substantially caused by one or more improvements in or in proximity to the area which
improvements have been in existence for at least five years, or (6) the area consists of an unused
disposal site, containing earth, stone, building debris or similar material, which was removed from
construction, demolition, excavation or dredge sites, or (7) the area is not less than 50 nor more than
100 acres and 75% of which is vacant, notwithstanding the fact that such area has been used for
commercial agricultural purposes within five years prior to the designation of the redevelopment
project area, and which area meets at least one of the factors itemized in provision (1) above, and
the area has been designated as a town or village center by ordinance or comprehensive plan
adopted prior to January 1, 1982, and the area has not been developed for that designated purpose.

The Act also states that a "Conservation Area® means any improved area within the boundaries
of a redevelopment project area located within the territorial limits of the municipality in
which 50% or more of the structures are 35 years of age or older and the area exhibits the
presence of three (3) or more of the following factors: dilapidation; obsolescence; deterioration;
ilegal use of individual structures; presence of structures below minimum code standards;
abandonment; excessive vacancies; overcrowding of structures and community facilities; lack
of ventilation, light or sanitary facilities; inadequate utilities; excessive land coverage; deleterious
land use or layout; depreciation of physical maintenance; or lack of community planning. A
Conservation Area is not yet blighted, but, because of its age and the combination of three (3)
or more of the above-stated factors, is detrimental to public safety, health, morals or welfare and
may become a blighted area. All factors must indicate that the area on the whole has not been
subject to growth and development through investments by private enterprise, and will not be
developed without action by the City.

Based upon surveys, site inspections, research and analysis by Louik/Schneider & Associates,
inc., the Redevelopment Project Area qualifies as a vacant Blighted Area and a Conservation
Area as defined by the Act. A separate report, entitled “City of Chicago North/Cicero Tax
Increment Finance Program Eligibility Study” and dated March 10, 1997, is attached as Exhibit

Louik/Schneider & Associates, Inc. 11
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the basns for the fmdlng that the Redevelopment Pro;ect Area qualmes asa vacant Blighted Area

and a Conservation Area as defined by the Act.

The improved portion of the Redevelopment Project Area is characterized by the presence of
structures more than 35 years of age and the presence of seven (7) eligibility factors as listed
in the Act for a Conservation Area. The vacant portion of the Redevelopment Project Area was
found to contain sufficient eligibility factors to qualify as an improved Blighted Area immediately
prior to becoming vacant. Summarized below are the findings of the Eligibility Report.

SUMMARY OF ELIGIBILITY FACTORS

The Redevelopment Project Area consists of nine (9) blocks with 67 parcels of property. Of the
67 parcels, 43 contain buildings, 20 contain improved lots with no buildings (parking, outside
storage and school yard), two (2) are streets and two (2) are vacant, grassy lots. There are 27
buildings in the Redevelopment Project Area; one (1) is a vacant institution (school), eight (8)
are industrial buildings, three (3) are residential buildings, four (4) are commercial with upper-
floor residential and 11 are strictly commercial. The largest parcel in the Redevelopment Project
Area is a vacant, grassy parcel of approximately 15 acres that formerly contained a CTA facility.

It was determined that the Redevelopment Project Area would be qualified in two (2) ways. The
largest vacant parcel, 16-04-212-005, is referred to as the vacant portion of the Redevelopment
Project Area and will be qualified as a vacant Blighted Area. The remaining 66 parcels in the
Redevelopment Project Area will be referred to as the improved portion of the Redevelopment
Project Area and will be qualified as a Conservation Area.

The vacant portion of the Redevelopment Project Area exhibits one of the criteria which would
allow for a finding of a vacant Blighted Area as defined in the Act. Specifically, the area,
immediately prior to becoming vacant, qualified as a blighted improved area by exhibiting six (6)
eligibility factors for an improved Blighted Area when only five (5) are required for a
determination of blight. Immediately prior to becoming vacant, the vacant portion of the
Redevelopment Project Area was found to exhibit the following eligibility factors:

Age

Obsolescence

Deterioration

Lack of Light, Ventilation and Sanitary Facilities
Deleterious Land Use or Layout

Depreciation of Physical Maintenance

*® & & o & 0
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[ ‘area ehglbmty cntena are present in varymg degrees in addmon to the age requirement. Four
(4) factors are present to a major extent and three (3) are present to a minor extent. The seven
(7) factors that have been identified in the Redevelopment Project Area are as follows:

I Major extent . deterioration
. excessive land coverage
| . deleterious land use or lay out
. depreciation of physical maintenance
] Minor extent . dilapidation
. obsolescence
. excessive vacancies

The conclusions of each of the factors that are present within the Redevelopment Project Area
are summarized below.

AGE

Age is a factor for a Conservation Area and presumes the existence of problems or limiting
a conditions resulting from normal and continuous use of structures over a period of years. In the
i Redevelopment Project Area, 25 of 27 buildings (93%) are at least 35 years or older.

b 1. DILAPIDATION

! Dilapidation refers to an advanced state of disrepair of buildings and improvements. In the
Redevelopment Project Area, dilapidation is present to a minor extent and was found in 3 of
9 blocks and in 3 of 27 (11%) buildings which are severely damaged and/or neglected, are
structurally substandard and may require removal.

2. OBSOLESCENCE

Obsolescence, both functional and economic, is present to a minor extentin 7 of the 27 (26%)
buildings, 4 of the 9 blocks and 15 of the 66 (23%) parcels in the Redevelopment Project Area
including vacant and dilapidated structures and industrial buildings difficult to reuse by today's
standards.

.

s

3. DETERIORATION
4 Deterioration is present in structures with physical deficiencies or site improvements requiring
major treatment or repair. Deterioration is present to a major extent in 9 of the 9 blocks, 21
of the 27 (78%) buildings and 54 of the 66 (82%) parcels.

Louik/Schneider & Associates, Inc. : 13
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Excessive vacancies are present to a minor extent in the Redevelopment Project Area.

Excessive vacancies can be found in 8 of the 27 (30%) buildings, 23 of the 63 (35%) parcels and
in 6 of the 9 blocks.

5. EXCESSIVE LAND COVERAGE

Excessive land coverage refers to the over-intensive use of property and the crowding of
buildings and accessory facilities onto a site. Excessive land coverage is present to a major
extent in the Redevelopment Project Area. Excessive land coverage is present in 22 of the 43
(51%) parcels with structures in the Redevelopment Project Area.

6. DELETERIOUS LAND USE OR LAYouT

Deleterious land uses include all instances of incompatible land-use relationships, buildings
occupied by inappropriate mixed uses, or uses which may be considered noxious, offensive or
environmentally unsuitable. Deleterious land use and layout is present to a major extent in
the Redevelopment Project Area. This factor is present in 39 of the 66 (59%) total parcels, 18
of the 27 (67%) buildings and 5 of the 9 blocks.

7. DEPRECIATION OF PHYSICAL MAINTENANCE

Depreciation of physical maintenance refers to the effects of deferred maintenance and the lack
of maintenance of buildings, parking areas and public improvements, inciuding alleys, walks,
streets and utility structures. Depreciation of physical maintenance is present to a major
extent in 58 of the 66 (88%) parcels, 23 of the 27 (85%) buildings and in all of the 9 blocks of
the Redevelopment Project Area.

CONCLUSION

The conclusion of the consultant team engaged to conduct the study is that the number, degree
and distribution of factors as documented in this report warrant the designation of the
Redevelopment Project Area as a vacant Blighted Area and a Conservation Area as set forth
in the Act.

The vacant portion of the Redevelopment Project Area is found to be eligible to be designated
as a Blighted Area within the definition set forth in the legislation. Specifically:

. Of the seven (7) blighting factors set forth in the law for vacant land of which one

(1) is required for a finding of blight, one (1) is present in the vacant portion of the
Redevelopment Project Area.
. The blighting eligibility factors which are present are reasonably distributed

throughout the vacant portion of the Redevelopment Project Area.

Louik/Schneider & Associates, Inc. 4




City of Cﬁicago
North/Cicero - Redevelopment Flan

. All areas within the vacant portion of Redevelopment Project Area show the
presence of blighting eligibility factors.

The improved portion of the Redevelopment Project Area is found to be eligible to be designated
as a Conservation Area within the definition set forth in the legisiation. Specifically:

. The buildings in the improved portion of the Redevelopment Project Area meet
the statutory criteria that requires 50 percent or more of the structures to be 35
years of age or oider.

. Of the 14 eligibility factors for a Conservation Area set forth in the law, four (4)
are present to a major extent and three (3) are present to a minor extent in the
improved portion of the Redevelopment Project Area and only three (3) are
necessary for designation as a Conservation Area.

. The Conservation Area eligibility factors which are present are reasonably
distributed throughout the improved portion of the Redevelopment Project Area.

. All areas within the improved portion of the Rédevelopment Project Area show
the presence of Conservation Area eligibility factors.

. The Redevelopment Project Area is not yet blighted, but because of the factors
described in this report, the Redevelopment Project Area may become a blighted
area.

All blocks in the improved portion of the Redevelopment Project Area evidence the presence
of some conservation area eligibility factors. The eligibility findings indicate that the improved
portion of the Redevelopment Project Area contains factors which qualify it as a Conservation
Area in need of revitalization and that designation as a redevelopment project area will
contribute to the long-term well being of the City.

Additional research indicates that the Redevelopment Project Area on the whole has not been
subject to growth and development through investments by private enterprise, and will not be
developed without action by the City. Specifically:

. A summary of the building permit requests for new construction and renovation
from the City of Chicago is found in Exhibit 2 - Building Permit Requests.
Building permit requests for new construction and renovation for the
Redevelopment Project Area from 1992 - 1996 totaled $567,600. On an annual

Louik/Schneider & Associates, Inc. 15
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the Redevelopment Project Area.

. The Redevelopment Project Area is primarily comprised of commercial and
industrial uses with some residential and vacant land. The equalized assessed
value (EAV) for all property in the City of Chicago increased from $16,356,481
in 1985 to $32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the
same period, the Redevelopment Project Area has only experienced an overall
EAV increase of 40.71%, from $4,147,267 in 1985 to $5,835,409 in 1995, an
average of 4.07% per year. Additionally, for the period from 1994 to 1995, the
EAV of 59 of the 67 parcels either decreased (3 parcels) or increased less than
1% (56 parcels).

The analysis above was based upon data assembled by Louik/Schneider & Associates, inc.
The surveys, research and analysis conducted include:

1. Exterior surveys of the condition and use of the Redevelopment Project Area;
2. Field surveys of environmental conditions covering streets, sidewalks, curbs and

gutters, lighting, traffic, parking facilities, landscaping, fences and walls, and
general property maintenance;

3. Corpparison of current land use to current zoning ordinance and the current
zoning maps;

4, Historical analysis of site uses and users;

5. Analysis of original and current platting and building size layout;

6. Review of previously prepared plans, studies and data;

7. Analysis of building permits requested from the Department of Buildings for all
structures in the Redevelopment Project Area from 1992 to 1996; and

8. Evaluation of the equalized assessed values in the Redevelopment Project Area
from 1985 to 1995.

Based upon the findings of the Eligibility Study for the North/Cicero Redevelopment Project
Area, the Redevelopment Project Area on the whole has not been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated
to be developed without the adoption of this Redevelopment Plan.

Louik/Schneider & Associates, Inc. 16
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V. NORTH/CICERQ REDEVELS

A. GENERAL LAND USE PLAN

The Proposed Land Use Plan, Map 3, identifies the proposed land uses that will be in effect
upon adoption of this Redevelopment Plan. The major land use categories for the
Redevelopment Project Area are commercial with surrounding mixed-use. The location of all
major thoroughfares and major street rights-of-way are subject to change and modification as
specific redevelopment projects are undertaken.

This Redevelopment Plan and the proposed land uses described herein will be approved by the
Chicago Plan Commission prior to its adoption by the City Council. The proposed land uses are
as follows:

COMMERCIAL

The Redevelopment Plan proposes that the major vacant block within the Redevelopment
Project Area is appropriate for commercial/retail use. The block, containing three (3) parcels
with total combined land area of 16.9 acres, is largely vacant with one unoccupied institutional
structure. The site is well-situated on the southwest corner of the intersection of North and
Cicero Avenues and would be appropriate for commercial/retail use. Additionally, the block
immediately to the south of the major vacant block and west of Lamon Avenue is also
appropriate for commercial/retail use. That block contains two industrial structures, the largest
of which is mostly vacant, adjacent to residential uses. Finally, the northern parcel of the block
south of the major vacant block and east of Lamon Avenue contains an existing commercial use
which is appropriate to maintain.

Mixep USE

In additional to commercial land use, the Redevelopment Plan supports a mixture of
commercial, industrial and residential land uses within the Redevelopment Project Area in the
blocks across North and Cicero Avenues to the north and east respectively from the proposed
commercial area. Additionally, the parcel on the southern half of the biock to the south of the
major vacant block and east of Lamon Avenue is appropriate for mixed use activities.

B. REDEVELOPMENT PLAN AND PROJECT
The purpose of this Redevelopment Plan is to create a planning and programming mechanism
that also provides the financial vehicle to allow for the redevelopment of properties within the

Redevelopment Project Area. The Redevelopment Plan contains specific redevelopment
objectives addressing private actions and public improvements which are to assist in the overall

Louik/Schneider & Associates, Inc. 17
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wull be undertaken on a phased basis and will help to eliminate those existing conditions which
make the Redevelopment Project Area susceptible to blight.

The North/Cicero Redevelopment Project Area is well-suited to commercial development on the
vacant and largely vacant parcels to the southwest of the intersection of North and Cicero
Avenues. This property, which contains a vacant school, a mostly-vacant industrial building and
a very large, publicly-owned vacant lot, totals approximately 22 acres in size. The surrounding
land use patterns, the area's proximity to surface transportation, and the availability of vacant
and underutilized property make this property appropriate for the development of new
commercial/retail activities.

The Redevelopment Plan proposes the redevelopment of this vacant and underutilized property
into modern commercial/retail establishments. With its proximity to other retail destinations
(Goldblatts) directly to the south and east, and particularly to the surrounding suburban
communities of Oak Park and Cicero with access on major arterials, this location is very
appropriate for this type of use. An appropriate proposed development for the Redevelopment
Project Area might allow for the development of approximately 200,000 square feet of
retail/commercial facilities with the potential to create up to 200 permanent, full-time equivalent
jobs and in excess of 500 temporary construction jobs. Additionally, the size of the site might
allow for approximately 1250 parking spaces to accommodate patrons from the community and
surrounding neighborhoods and municipalities. In general, any proposed commercial/retail
development with appropriate site coverage ratios, sufficient parking, and residential buffering
would be appropriate for this site.

Some mixed use development is also proposed as part of this Redevelopment Plan in limited
locations across North and Cicero Avenues. This portion of the Redevelopment Project Area
is currently mixed use and contains commercialretail and industrial facilities as well as
residential uses and several vacant and underutilized parcels. It is anticipated that the proposed
adjacent commercial/retail development will spur future private investment in and redevelopment
of new and existing properties in this area.

The Redevelopment Plan for the North/Cicero Redevelopment Project Area incorporates the
use of tax increment funds to stimulate or stabilize not only the Redevelopment Project Area but
also the properties within the surrounding area through the planning and programming of public
and private improvements. The City may enter into redevelopment agreements with developers
which will generally provide for the City to provide funding for activities permitted by the Act. The
funds for these improvements will come directly from the incremental increase in tax revenues
generated from the Redevelopment Project Area or the City's issuance of bonds to be repaid
from the incremental increase in tax revenues to be generated from the Redevelopment Project
Area. A developer or user will undertake the responsibility for the required site improvements,

Louik/Schneider & Associates, Inc. 18
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bmld any agreed to ancxllary |mprovements requ:red for the pro;ect Under a redevelopment
agreement, the developer may also be reimbursed (to the extent permitted by the Act) for all or
a portion of the costs of required site improvemnents or ancillary improvements from incremental
tax revenues.

C. ESTIMATED REDEVELOPMENT PROJECT ACTIVITIES AND COSTS

The City proposes to realize its goals and objectives of redevelopment through public finance
techniques, including but not limited to tax increment financing, and by undertaking certain
activities and incurring certain costs. Such activities may include some or all of the foliowing:

1.  ASSEMBLAGE OF SITES. To achieve the renewal of the Redevelopment Project Area, the
City of Chicago is authorized to acquire property, clear the property of any and all
improvements, if any, engage in other site preparation activities and either (a) sell, lease
or convey such property for private redevelopment, or (b) sell, lease or dedicate such
property for construction of public improvements or facilities. Land assemblage by the City
may be by purchase, exchange, donation, lease or eminent domain. The City may pay
for a private developer’s cost of acquisition land and other property, real or personal, or
rights or interests therein, demolition of buildings, and the clearing and grading of land.
The City may determine that to meet the renewal objectives of this Redevelopment Plan,
properties in the Redevelopment Project Area not scheduled for acquisition shouid be
acquired. Acquisition of land for public rights-of-way may also be necessary for the
portions of said rights-of-way that the City does not own.

As a necessary part of the redevelopment process, the City may hold and secure property
which it has acquired and place it in temporary use until such property is scheduled for
disposition and redevelopment. Such uses may include, but are not limited to, project
office facilities, parking or other uses the City may deem appropriate.

2. PROVISION OF PuBLIC IMPROVEMENTS AND FACILITIES. Adequate public improvements and

facilities may be provided to service the entire Redevelopment Project Area. Public
improvements and facilities may include, but are not limited to:

Provision for streets, public rights-of-ways and public transit facilities

Provision of utilities necessary to serve the redevelopment

Public landscaping

Public landscape/buffer improvements, street lighting and general beautification
improvements in connection with public improvements

Public open space

apow

o
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O 3. PROVISION FOR SoOIL AND SITE IMPROVEMENTS. Funds may be used by the City or made
available for improvements to properties for the purpose of making land suitable for
development. These improvements may include, but are not limited to:

a. Environmental remediation necessary for redevelopment of the
Redevelopment Project Area

b. Site Preparation - Utilities

c. Demolition

d. Investigations of site and soil conditions prior to remediation, demolition and site

| preparation

4. JOB TRAINING AND RELATED EDUCATIONAL PROGRAMS. Funds may be used by the City
or made available for programs to be created for individuals so that they may take
advantage of the employment opportunities in the Redevelopment Project Area.

5. ANALYSIS, ADMINISTRATION, STUDIES, LEGAL, ET AL. Funds may be used by the City or
provided for activities including the long-term management of the Redevelopment Plan
and Project as well as the costs of establishing the program and designing its
components. Funds may be used by the City or provided for costs of studies, surveys,
development of plans, and specifications, implementation and administration of the
redevelopment plan, including but not limited to staff and professional service costs for
architectural, engineering, legal, marketing, financial, planning, environmental or other
services, provided, however, that no charges for professional services may be based on
a percentage of the tax increment collected.

&
JOTS.. e

6. INTEREST SUBSIDIES. Funds may be provided to redevelopers for a portion of interest
costs incurred in the construction of a redevelopment project. Interest costs incurred by
a redeveloper related to the construction, renovation or rehabilitation of a redevelopment
project may be funded provided that:
a. such costs are to be paid directly from the special tax allocation fund
established pursuant to the Act;
b. such payments in any one year may not exceed 30 percent of the annual interest
costs incurred by the redeveloper with regard to the redevelopment project during
that year;
1 c. if there are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to this paragraph (6) then the amount so due shall accrue
I and be payable when sufficient funds are available in the special tax allocation
fund; and
d. the total of such interest payments paid pursuant to the Act may not exceed 30
percent of the total of () costs paid or incurred by the redeveloper for the
redevelopment project plus (ii) redevelopment project costs excluding any

Louik/Schneider & Associates, Inc. 20
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10.

11.

12.

~property assembly costs and any relocation costs incurred by a municipality
pursuant to the Act.

REHABILITATION COSTS. The costs for rehabilitation, reconstruction or repair or
remodeling of existing public or private buildings or fixtures including, but not limited to,
provision of facade improvements for the purpose of improving the facades of privately
held properties may be funded.

PROVISION FOR RELOCATION COsTs. Funds may be used by the City or made available
for the relocation expenses of public facilities and for private property owners and
tenants of properties relocated or acquired by the City (or a developer) for
redevelopment purposes.

FINANCING COsTs. Financing costs, including but not limited to all necessary and
incidental expenses related to the issuance of obligations and which may include
payment of interest on any obligations issued under the Act accruing during the
estimated period of construction of any redevelopment project for which such obligations
are issued and for not exceeding 36 months thereafter and including reasonable
reserves related thereto, may be funded.

CAPITAL CosTs. All or a portion of a taxing district's capital costs resulting from the
redevelopment project necessarily incurred or to be incurred in furtherance of the
objectives of the Redevelopment Plan and Project, to the extent the municipality by
written agreement accepts and approves such costs may be funded.

PAYMENT IN LIEU OF TAXES.

CosTs OF JOB TRAINING. Funds may be provided for costs of job training, advanced
vocational education or career education, including but not limited to courses in
occupational, semi-technical or technical fields leading directly to employment, incurred
by one or more taxing districts, provided that such costs () are related to the
establishment and maintenance of additional job training, advanced vocational education
or career education programs for persons employed or to be employed by employers
located in a redevelopment project area; and (ii) when incurred by a taxing district or
taxing districts other than the municipality, are set forth in a written agreement by or
among the municipality and the taxing district or taxing districts, which agreement
describes the program to be undertaken, including but not limited to the number of
employees to be trained, a description of the training and services to be provided, the
number and type of positions available or to be available, itemized costs of the program
and sources of funds to pay for the same, and the term of the agreement. Such costs
include, specifically, the payment by community college districts of costs pursuant to
Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College Act (as defined
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"in the Act) and by school districts of costs pursuant to Sections 10-22.20a and 10-23.3a

of The School Code.

13. REDEVELOPMENT AGREEMENTS. The City may enter into redevelopment agreements with
private developers which may include, but not be limited to, terms of sale, lease or
conveyance of land, requirements for site impfovements, public improvements, job
training and interest subsidies. In the event that the City determines that construction
of certain improvements is not financially feasible, the City may reduce the scope of the
proposed improvements.

To undertake these activities, redevelopment project costs will be incurred. "Redevelopment
Project Costs” mean the sum total of all reasonable or necessary costs incurred or estimated
to be incurred, and any such costs incidental to this Redevelopment Plan pursuant to the Act.

The estimated Redevelopment Project Costs are shown in Table 1. The total Redevelopment
Project Costs provide an upper limit on expenditures (exclusive of capitalized interest, issuance
costs, interest and other financing costs). Within this limit, adjustments may be made in line
items without amendment to this Redevelopment Plan. The costs represent estimated amounts
and do not represent actual City commitments or expenditures. Additional funding in the form
of State and Federal grants, and private developer contributions may be pursued by the City as
a means of financing improvements and facilities which are of a general community benefit.

Table 1 (Estimated Redevelopment Project Costs) represents those eligible project costs in the
Act. These upper limit expenditures are potential costs to be expended over the maximum 23-
year life of the Redevelopment Project Area. These funds are subject to the amount of projects
and incremental taxes generated and the City’s willingness to fund proposed projects on a
project by project basis.

Louik/Schneider & Associates, Inc. : 22
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" ESTIMATED REDEVELOPMENT PROJECT COSTS

Pr i Qv Costs

Site Assemblage $4,000,000

Site Preparation/Environmental
Remediation/Demolition $2,000,000

Rehabilitation $ 200,000

Public Improvements $1,000,000

Job Training $ 200,000

Interest Subsidy $ 100,000

Relocation Costs $ 250,000

Planning, Legal, Professional, $ 250,000
Administration

TOTAL REDEVELOPMENT

PROJECT COSTS* $8,000,000 (1)(2)

“Exclusive of capitalized interest, issuance costs and other financing costs

(1). Ali costs are 1997 dollars. in addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonable charges
associated with the issuance of such obligations. Adjustments to the estimated line item costs above are
expected. Each individual project cost will be re-evaluated in light of projected private development and
resulting incremental tax revenues as it is considered for public financing under the provisions of the Act. The
totais of line items set forth above are not intended to place a total limit on the described expenditures.
Adjustments may be made in line items within the total, either increasing or decreasing line item costs as a
result of changed redevelopment costs and needs. All capitalized interest estimates are in 1997 dollars and
include current market rates.

(2). Total Redevelopment Project Costs are inclusive of redevelopment project costs in contiguous

redevelopment project areas that are permitted under the Act to be paid from incremental property taxes
generated in the Redevelopment Project Area.

Louik/Schneider & Associatss, Inc. 23
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Funds necessary to pay for Redevelopment Project Costs are to be derived principally from tax
increment revenues, proceeds of municipal obligations which are secured principally by tax
increment revenues, and/or possible tax increment revenues from adjacent redevelopment
projects areas created under the Act. There may be other sources of funds which the City may
elect to use to pay for Redevelopment Project Costs or obligations issued, the proceeds of which
will be used to pay for such costs, including but not limited to state and federal grants and land
disposition proceeds generated from the Redeveiopment Project Area.

The tax increment revenue which may be used to secure municipal obligations or pay for eligible
Redevelopment Project Costs shall be the incremental real property tax revenue. Incremental
real property tax revenue is attributable to the increase in the current equalized assessed value
of each taxable lot, block, tract or parcel of real property in the Redevelopment Project Area over
and above the initial equalized assessed value of each such property in the Redevelopment
Project Area. Without the use of such tax incremental revenues, the Redevelopment Project
Area would not reasonably be anticipated to be developed.

The North/Cicero Redevelopment Project Area and other potential redevelopment project areas
created under the Act may be or may become contiguous to one another, and, if the City finds
that the goals, objectives and financial success of such redevelopment project areas are
interdependent, the City may determine that it is in the best interests of the City and in
furtherance of the purposes of the Act that net revenues from each such redevelopment project
area be made available to support the other. The City therefore proposes to utilize net
incremental revenues received from the Redevelopment Project Area to pay eligible
redevelopment project costs, or obligations issued to pay such costs, in another contiguous
redevelopment project area, and vice versa. The amount of revenue from the North/Cicero
Redevelopment Project Area made available to support such contiguous redevelopment project
areas, when added to all amounts used to pay eligible Redevelopment Project Costs within the
North/Cicero Redevelopment Project Area, shall not at any time exceed the total
Redevelopment Project Costs described in Table 1 of this Redevelopment Plan.

ISSUANCE OF OBLIGATIONS

To finance Redevelopment Project costs the City may issue general obligation bonds or
obligations secured by the anticipated tax increment revenue generated within the
Redevelopment Project Area or the City may permit the utilization of guarantees, deposits and
other forms of security made available by private sector developers to secure such obligations.
In addition, a municipality may pledge toward payment of such obligations any part or any
combination of the following: (a) net revenues of all or part of any redevelopment project;(b)
taxes levied and collected on any or all property in the municipality; (c) the full faith and credit

Louik/Schneider & Associates, Inc. 24
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of the municipality; (d) a mortgage on part or all of the Redevelopment Project Area; or (e) any
other taxes or anticipated receipts that the municipality may lawfully pledge.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be
retired within 23 years (by the year 2020) from the adoption of the ordinance approving the
Redevelopment Project Area. Also, the final maturity date of any such obligations which are
issued may not be later than 20 years from their respective dates of issue. One or more series
of obligations may be sold at one or more times in order to implement this Redevelopment Plan.
The amounts payable in any year as principal and interest on all obligations issued by the City
pursuant to the Redevelopment Pian and the Act shall not exceed the amounts available, or
projected to be available, from tax increment revenues and from such bond sinking funds or
other sources of funds (including ad valorem taxes) as may be provided by ordinance.
Obligations may be of a parity or senior/junior lien natures. Obligations issued maybe serial or
term maturities, and may or may not be subject to mandatory, sinking fund, or optional

redemptions.

Tax increment revenues shall be used for the scheduled and/or early retirement of obligations,
and for reserves, bond sinking funds and Redevelopment Project Costs, and, to the extent that
real property tax increment is not used for such purposes, shall be declared surplus and shall
then become available for distribution annually to taxing districts in the Redevelopment Project
Area in the manner provided by the Act.

E. MoST RECENT EQUALIZED ASSESSED VALUATION OF PROPERTIES IN THE REDEVELOPMENT
PROJECT AREA

The total 1995 equalized assessed valuation for the entire Redevelopment Project Area is
$5,835,409. After verification by the County Clerk of Cook County, this amount will serve as the
“Initial Equalized Assessed Valuation” from which all incremental property taxes in the
Redevelopment Project Area will be calculated by the County. The 1995 EAV of the
Redevelopment Project Area is summarized by permanent index number in Table 2 of this

Redevelopment Plan.

F. ANTICIPATED EQUALIZED ASSESSED VALUATION

By the year 2000 when it is estimated that the commercial development will be completed and
fully assessed, the estimated equalized assessed valuation of real property within the
Redevelopment Project Area is estimated at between $8,500,000 and $11,000,000. These
estimates are based on several key assumptions, including: 1) all commercial redevelopment
will be completed in 2000; 2) the market value of the anticipated developments will increase
following completion of the redevelopment activities described in the Redevelopment Plan and
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TO AN ANGLE OF SAID 1.OT 1. THENCE WESTERLY..ALQ

T FHROUGH 26 IN SAID THEODORE J. SCHORSCH'S HESUBD!VIS!ON 999 24 FEET

MORE OR LESS, TO THE EAST LINE OF LOT 11 IN THEODORE J. SCHORSCH'S
RESUBDIVISION, AS RECORDED BY DOCUMENT 15618701, AS EXTENDED SOUTH,;
THENCE NORTHERLY, ALONG SAID EAST LINE AND THE EAST LINE OF LOTS 11
THROUGH 1 IN SAID RESUBDIVISION, 471.42 FEET, MORE OR LESS, TO THE
NORTHEAST CORNER OF LOT 1 IN SAID RESUBDIVISION, BEING A POINT ON THE
SOUTH LINE OF LEMOYNE AVENUE; THENCE WESTERLY, ALONG SAID SOUTH LINE OF
LEMOYNE AVENUE AND ITS EXTENSION WEST, 191.15 FEET TO THE WEST LINE OF
LAVERGNE AVENUE, SAID POINT BEING 33.0 FEET WEST OF THE WEST LINE OF THE
EAST HALF OF THE NORTHEAST QUARTER OF SAID SECTION 4; THENCE NORTHERLY
ALONG THE WEST LINE OF SAID LAVERGNE AVENUE, 694.75 FEET, MORE OR LESS, TO
A POINT ON THE NORTH LINE OF THE WEST HALF OF THE NORTHEAST QUARTER OF
SAID SECTION 4 BEING THE PLACE OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.
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MAP 1 REDEVELOPMENT PROJECT BOUNDARY
Map 2 EXISTING LAND UsEe
; Map 3 PROPOSED LAND UsSE
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City of Chicago
North/Cicero - Eligibility Study

_I_INTRODUCTION

Louik/Schneider and Associates, Inc. has been retained by the Harlem Irving Companies to
conduct an independent initial study and survey of the proposed redevelopment area known as
the North/Cicero Area, Chicago, lliinois (see Exhibit 1 - Legal Description). The purpose of the
study is to determine whether the North/Cicero Area (the “Study Area”) qualifies for designation
as a vacant "Blighted Area" and a “Conservation Area” for the purpose of establishing a tax
increment financing district, pursuant to the lllinois Tax Increment Allocation Redevelopment Act,
65 ILCS 5/11-74.4-1, as amended (the "Act®). This report summarizes the analyses and findings
of the consultants' work, which is the responsibility of Louik/Schneider and Associates, Inc. The
City of Chicago is entitied to rely on the findings and conclusions of this report is designating the
Study Area as a redevelopment project area under the Act. Louik/Schneider and Associates,
Inc. has prepared this report with the understanding that the City would rely (i) on the findings
and conclusions of this report in proceeding with the designation of the Study Area as a
redevelopment project area under the Act, and (ii) on the fact that Louik/Schneider and
Associates, Inc. has obtained the necessary information to conclude that the Study Area can be
designated as a redevelopment project area in compliance with the Act.

Following this introduction, Section Il presents background information of the Study Area
inciuding the area location, description of current conditions and site history. Section Ill explains
the Building Condition Assessment and documents the qualifications of the Study Area as a
vacant Blighted Area and a Conservation Area under the Act. Section IV, Summary and
Conclusions, presents the findings related to the designation of the Study Area as a vacant
Blighted Area and a Conservation Area.

This report was jointly prepared by Myron D. Louik, John P. Schneider, Lori T. Healey and Tricia
Marino Ruffolo of Louik/Schneider and Associates, Inc.

Louik/Schneider & Associates, Inc. 3
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A. LOCATION

The North/Cicero Study Area is located on the west/northwest side of the City of Chicago, lllinois
approximately five (5) miles west/northwest of the City's Central Business District. The Study
Area contains 46.81 acres and consists of nine (full and partial) city blocks. The Study Area is
generally bounded by the alley north of North Avenue on the north, Keating Avenue on the east,
the alley north of Hirsch Street on the south, and Lavergne Avenue on the west. The
boundaries of the Study Area are shown on Map 1, Project Boundary Map, and the existing land
uses are identified on Map 2.

The Study Area is located in the northeast corner of the Austin Community of the City of
Chicago. Access to the Study Area is primarily provided by Cicero Avenue and North Avenue.
The Eisenhower Expressway, located directly to the south of the Study Area, may be accessed
at Cicero Avenue. Additionally, the Study Area is well served by public transportation making
the site easily accessible to the local work force.

The Study Area is located in a community that is primarily comprised of various commercial uses
interspersed with industrial uses along major thoroughfares. Residential uses are generally
present along non-arterial streets surrounding the commercial/industrial uses. Vacant parcels,
including industrial, commercial and institutional uses, are also present in the Study Area. The
largest vacant parcel in the Study Area (approximately 15 acres) contained a CTA garage that
was originally constructed in 1910 and was demolished prior to 1991.

_B. DESCRIPTION OF CURRENT CONDITIONS

The Study Area consists of nine (9) blocks with 67 parcels of property. Of the 67 parcels, 43
contain buildings, 20 contain improved lots with no buildings (parking, outside storage and
school yard), two (2) are streets and two (2) are vacant, grassy lots. There are 27 buildings in
the Study Area; one (1) is a vacant institution (school), eight (8) are industrial buildings, three
(3) are residential buildings, four (4) are commercial with upper-floor residential and 11 are
strictly commercial. The largest parcel in the Study Area is a vacant, grassy parcel of
approximately 15 acres that formerly contained a CTA facility.

Much of the Study Area is in need of redevelopment, rehabilitation and revitalization and is
characterized by:

. incompatible land uses (i.e., commercial and industrial uses adjacent to
residential uses),

vacant fand;

underutilized and vacant buildings;

current and past obsolescence,

inadequate infrastructure; and

Louik/Schneider & Associates, Inc. 4
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Additionally, a lack of growth and investment by the private sector is evidenced by 1) the trend
in the number/value of building permit requests for the Study Area, and 2) the growth of
equalized assessed valuation (“EAV”) of all the property in the Study Area during the period from
1985 to 1995. Specifically:

. a summary of the building permit requests for new construction and major
renovation from the City of Chicago is found in Exhibit 2 - Building Permit
Requests. Building permit requests for new construction and renovation for the
Study Area from 1992 - 1996 totaled $567,600. On an annual basis
(approximately $113,540), this represents only 4.1% of assessed value in the
Study Area.

. The Study Area is primarily comprised of commercial and industrial uses with
some residential and vacant land. The equalized assessed value (EAV) for all
property in the City of Chicago increased from $16,356,481 in 1985 to
$32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the same period,
from 1985 to 1995, the Study Area has experienced an overall EAV increase of
40.71%, from $4,147,267 in 1985 to $5,835,409 in 1995, an average of 4.07%
per year. Additionally, for the period from 1994 to 1995, the EAV of 59 of the 65
parcels either decreased (3 parcels) or increased less than 1% (56 parcels).

C. AREA HISTORY AND PROFILE

The Study Area is located in the northeast corner of the Austin Community which is located on
the western edge of the city limits. The Austin Community is bordered by the suburbs of Oak
Park on the west and Cicero on the south.

The land comprising the Austin Community was purchased by various individuals from the
federal government in the 1830s. It was developed as a community in the 1860s by Henry W.
Austin who donated part of his land holdings to entice a New England clock factory to relocate
there, bringing its employees. During these early years, Austin, along with Oak Park, was
originally part of the Town of Cicero. in 1889, however, Austin and Oak Park split over the
extension of the Chicago and North Western's Lake Street line to Austin Avenue, which Austin
favored. The residents of Oak Park and Cicero, with their numerical advantage, united against
the Austin residents and voted for an election proposal which detached Austin from Cicero and
led to its annexation to Chicago in 1889. '

Today, the Austin community is bounded by the Chicago, Milwaukee and St. Paul Railroad right-
of-way on the north, Roosevelt Road on the south, the Chicago and North Western Railroad
right-of-way on the east, and Austin and Harlem Avenues on the west. The total population of
Austin is estimated at 114,079 people based on the 1990 Census, a net loss of 24,000
inhabitants and a 17.3% decrease from 1980. Additionally, within the four (4) census tracts

Louik/Schneider & Associates, Inc. 5
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hica n Ar ...much of Austin is still plagued by problems of high crime
rates, unemployment, poverty and decayed or abandoned buildings. The commercial
corridors...are scenes of urban blight with ever fewer retailers willing to invest money in the
area.”

| LLAND USE AND ZONING CHARACTERISTICS

| The permitted uses within the Study Area include M1-1, C2-1, R4 and B5-1. The majority of the
‘ Study Area is zoned M1-1, restricted manufacturing district. The parcels north of North Avenue
are zoned C2-1, restricted commercial uses, along with a small section south of Lemoyne and
west of Cicero Avenue. a small area along the western boundary is zoned R4, general
residential use and is currently occupied by a vacant school building. There is one block
between Lemoyne Avenue, Cicero and Lamon Avenues that is zoned B5-1, general services
districts.

Currently, the largest block within the Study Area, containing three (3) parcels with total acreage
of 16.9, is vacant. Two of the three parcels are currently zoned M1-1 and the third is zoned R4.
Additional uses in the Redevelopment Project Area include scattered industrial and commercial
activities with second-floor residential, vacant institutional uses and other vacant and/or
i underutilized parcels (see Map 2, Existing Land Uses).

Louik/Schneider & Associates, Inc. 5)
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Exterior surveys were conducted of all of the 67 parcels located within the Study Area. An
analysis was made of each of the blighted area and conservation area eligibility factors
contained in the Act to determine their presence in the Study Area. This exterior survey
examined not only the condition and use of buildings but also included conditions of streets,
sidewalks, curbs, gutters, lighting, vacant land underutilized land, parking facilities, landscaping,
fences and walls, and general maintenance. In addition, an analysis was conducted of existing
site coverage and parking, land uses, zoning and their relationship to the surrounding area.

It was determined that the Study Area would be qualified in two (2) ways. The largest vacant
parcel, 16-04-212-005, which formerly contained a CTA facility demolished prior to 1991, is
referred to as the vacant portion of the Study Area and will be qualified as a vacant Blighted
Area. The remaining 66 parcels in the Study Area will be referred to as the improved portion
of the Study Area and will be qualified as a Conservation Area.

A block by block analysis was conducted of the blighted area and conservation area eligibility
factors (see Exhibit 3-Criteria of Eligibility Factors Matrix). Each of the factors are present to
varying degree. The following three levels are identified:

. Not Present - indicates that either the condition did not exist or that no
evidence could be found or documented during the survey or analyses.

. Present to a minor extent - indicates that the condition did exist, but its
distribution or impact was limited.

. Present to a major extent - indicates that the condition did exist and was
present throughout the area (block by block basis) and was at a level to
influence the Study Area and adjacent and nearby parcels of property.

C. VACANT BLIGHTED AREA ELIGIBILITY FACTORS

The large, single tract of vacant land is located between North Avenue on the north, Lemoyne
Avenue on the south, Cicero Avenue and the east and Lavergne on the west. This area is
referred to a the vacant portion of the Study Area. '

The vacant portion of the Study Area contains one parcel, 16-04-212-005, of approximately
15.45 acres of vacant land. This Chicago Transit Authority-owned site formerly contained three
buildings (totaling 283,265 square feet) and two covered areas utilized for bus maintenance,
inspection and light repair. These buildings and all related structures were demolished for
replacement at a new location at Chicago and Pulaski Avenues prior to 1991.

Louik/Schneider & Associates, Inc. 8
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In order for thxs part of the Study Area to quahgx as a vacant Blighted Area,.it-muete

-omor gThe Taxing districts is impaired one or more of the factors
in the Act descnbed above in Paragraph a, lllinois Tax Increment Act.

The following factor is present within this portion of the Study Area:

1. The area i iately prior ming v lifi ighted improv
area. Specifically, a portion of a report by Deleuw, Cather & Company, dated
% October 1977 and entitled "Bus Garage Standardization and Rehabilitation Study
for the Chicago Transit Authority* (UMTA Project No. IT-09-0052 and IT-09-
0072), and CTA Job Order #0838, dated February 8, 1991 and entitled "Replace
Garage - North Avenue*, (both of which are attached as Exhibit 5 - CTA Reports)
stated the following:

1%

a) Age - The original bus facility was constructed in 1910 as a streetcar barn.
The other two buildings were constructed shortly thereafter.

i
4

b) Obsolescence - The 1977 Del.euw, Cather and Company report states that
*Present site and physical plant do not compare favorably with criteria contiguity
V aspects, space and site requirements. Servicing, inspection and repair are
i ' performed in several buildings scattered throughout the large site. Supervision

of personnel is extremely difficult. Bus traffic flow is very circuitous, causing high
on-site dead head mileage... This situation and the deteriorated condition of the
physical plant make renovation economically and functionally unadvisable." CTA
Job Order #0838 also states that, "...bus storage was located in an open area
divided by freestanding masonry walls which impeded bus movement, resulted
in the need to continuously run buses, and ultimately necessitated replacement
j of the facility." It is clear that the faciiity exhibited both functional and economic

obsolescence which contributed to its disuse and demolition.

i ¢) Deterioration - CTA Job Order #0838 states in its justification for expenditure
of funds for a replacement facility that " The original bus facility...was demolished
due to the extreme age of the building complex and general deterioration of the
structural and mechanical systems." The 1977 report by DelLeuw, Cather and
Company also states that "The present physical plant of the North Avenue
Operating Bus Garage is in a generally deteriorated condition.” Table 1I-7 of that
report shows "poor* ratings for specific structural and system components such
as electrical systems, ventilation and fire protection, roof, walls, flashing and
; windows.

d) Lack of Light, Ventilation and Sanitary Facilities - CTA Job Order #0838
goes on to state that, "Specifically, the heating system was in poor condition; the
ventilation system was inadequate concentrating fumes in the maintenance area;
and lighting was poor throughout the facility, creating problems in the bus repair
areas."

Louik/Schneider & Associates, Inc. 9
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e) Deletenous Land Use or Layout - As n¢ ) JRORt
W& POOT TAyoLT Of Structures on the site; buses were run mefﬂcvently around three

free-standing buildings and supervision of personnel was difficult given the site
configuration. Additionally, the site was adjacent to residential uses and a
parochial school.

f) Depreciation of Physical Maintenance - As described above, a structure that
is deteriorated also exhibits depreciation of physical maintenance in its interior
and exterior components.

CONCLUSION

The vacant portion of the Study Area exhibits one of the criteria which would allow for a finding
of a vacant Blighted Area as defined in the Act. Specifically, the area, immediately prior to
becoming vacant, qualified as a blighted improved area by exhibiting six (6) eligibility factors for
an improved Blighted Area when only five (5) are required for a determination of blight. See
Map 11 - Blighted Area Prior to Vacancy.

The following two sections address the improved portion of the Study Area. The first section
describes the evaluation procedure used for classifying buildings. The second section examines
the eligibility factors for the improved section of the Study Area.

D. BUILDING EVALUATION PROCEDURE
This section will identify how the buildings within the Study Area are evaluated.

How BUILDING COMPONENTS AND IMPROVEMENTS ARE EVALUATED

During the field survey, all components of and improvements to the subject buildings were
examined to determine whether they were in sound condition or had minor, major or critical
defects. These examinations were completed to determine whether conditions existed to
evidence the presence of any of the following related factors: dilapidation, deterioration or
depreciation of physical maintenance.

Building components and improvements examined were of two types:

PRIMARY STRUCTURAL COMPONENTS
These include the basic elements of any building or improvement including
foundation walls, load bearing walls and columns, roof and roof structure.

SECONDARY COMPONENTS

These are components generally added to the primary structural components and
are necessary parts of the building and improvements, including porches and
steps, windows and window units, doors and door units, facade, chimneys, and
gutters and downspouts.

Louik/Schneider & Associates, Inc. 10
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| for determmmg the overall condmon of the bunldmg and surroundmg area. ThlS evaluatlon
considered the relative importance of specific components within the building and the effect that
deficiencies in components and improvements have on the remainder of the building.

Once the buildings are evaluated, they are classified as identified in the following section.

! BUILDING COMPONENT AND IMPROVEMENT CLASSIFICATIONS
/ The four categories used in classifying building components and improvements and the criteria
used in evaluating structural deficiencies are described as follows.

1. SOUND
Building components and improvements which contain no defects, are
adequately maintained, and require no treatment outside of normal ongoing
maintenance.

% 2. REQUIRING MINOR REPAIR — DEPRECIATION OF PHYSICAL MAINTENANCE
Building components and improvements which contain defects (loose or missing
) material or holes and cracks over a limited area) which often may be corrected
i through the course of normal maintenance. Minor defects have no real effect on

either primary or secondary components and improvements and the correction
of such defects may be accomplished by the owner or occupants, such as
pointing masonry joints over a limited area or replacement of less complicated
components and improvements. Minor defects are not considered in rating a
building as structuraily substandard.

3. REQUIRING MAJOR REPAIR — DETERIORATION

Building components and improvements which contain major defects over a
widespread area and would be difficult to correct through normal maintenance.
Buildings and improvements in this category would require replacement or
rebuilding of components and improvements by people skilled in the building
trades.

4. CRITICAL — DILAPIDATED
' Building components and improvements which contain major defects (bowing,
J sagging, or settling to any or all exterior components, for example) causing the
structure to be out-of-plumb, or broken, loose or missing material and
deterioration over a widespread area so extensive that the cost of repair would
| be excessive.

| E. CONSERVATION AREA ELIGIBILITY FACTORS

A finding may be made that the improved portion of the Study Area is a Conservation Area
based on the fact that 50 percent or more of the structures are 35 years of age or more, and the

Louik/Schneider & Associatss, Inc. 11
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S “desc‘re' bévé in Paragraph A, and that the area may become a blighted area because of
these factors. This section examines each of the conservation area eligibility factors.

AGE

Age is a factor for a Conservation Area and presumes the existence of problems or limiting
| conditions resulting from normal and continuous use of structures over a period of years. Since
: building deterioration and related structural problems are a function of time, temperature and
‘, moisture, structures which are 35 years or older typically exhibit more problems than more
f recently constructed buildings.

There are 25 of the 27 (93%) buildings in the Study Area that are at least 35 years or older.
Age is present in 8 out of the 9 blocks in the Study Area.

CONCLUSION
Age is present to a major extent in the Study Area. Twenty-five (25) of the 27 buildings (93%)
are at least 35 years or older. The results of the analysis of age are shown in Map 3.

i 1. DILAPIDATION

Dilapidation refers to an advanced state of disrepair of buildings and improvements. In
November of 1996, Louik/Schneider & Associates, Inc. conducted an exterior survey of all the
structures and the condition of each of the buildings in the Study Area. The analysis of building
dilapidation is based on the survey methodology and criteria described in the preceding section
on “How Building Components and Improvements are Evaluated.”

Based on exterior building surveys, it was determined that three (3) buildings were dilapidated
,; and exhibited major structural problems making them structurally substandard. One (1) vacant,
W multi-story residential building had no windows, was boarded-up, and had severely cracked and
sagging foundations and walls. Two (2) commercial structures had walls and roofs caving in,
as well as severe problems with secondary structures such as cracked or missing windows,
broken doors, missing parapets and gutters, etc. These buildings were all in an advanced state
of disrepair.

! Dilapidation is present in 3 of the 27 (11%) buiidings and in 4 of the 43 (9%) parcels with
buildings. Dilapidated buildings are found in 3 of the 9 blocks.

CONCLUSION
Dilapidation is present to a minor extentin the Study Area. Dilapidation is present in 3 of the
27 (11%) buildings and 3 of the 9 blocks. The results of the dilapidation analysis are presented

‘Q in Map 4.
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2, OBSO

~"Webster's New Collegiate Dictionary defines *obsolescence* as "being out of use; obsolete.”

*Obsolete” is further defined as "no longer in use; disused® or "of a type or fashion no longer
current.” These definitions are helpful in describing the general obsolescence of buildings or
site improvements in the proposed Study Area. In making findings with respect to buildings and
improvements, it is important to distinguish between functional obsolescence which relates to
the physical utility of a structure, and economic obsolescence which relates to a property's abiiity
to compete in the marketplace.

. FUNCTIONAL OBSOLESCENCE

Structures historically have been built for specific uses or purposes. The design,
location, height and space arrangement are intended for a specific occupancy at
a given time. Buildings and improvements become obsolete when they contain
characteristics or deficiencies which limit the use and marketability of such
buildings and improvements for that use after the original use ceases. The
characteristics may include loss in value to a property resuiting from an inherent
deficiency existing from poor design or layout, the improper orientation of the
building on its site, etc., which detracts from the overall usefulness or desirability

of a property.

. ECONOMIC OBSOLESCENCE

Economic obsolescence is normally a result of adverse conditions which cause
some degree of market rejection and, hence, depreciation in market values.
Typically, buildings classified as dilapidated and buildings which contain vacant
space are characterized by problem conditions which may not be economically
curable, resulting in net rental losses and/or depreciation in market vaiue.

Site improvements, including sewer and water lines, public utility lines (gas,
electric and telephone), roadways, parking areas, parking structures, sidewalks,
curbs and gutters, lighting, etc., may also evidence obsolescence in terms of their
relationship to contemporary development standards for such improvements.
Factors of obsolescence may include inadequate utility capacities, outdated
designs, etc.

Obsolescence, as a factor, should be based upon the documented presence and reasonable
distribution of buildings and site improvements evidencing such obsolescence.

OBSOLETE BUILDING TYPES

Obsolete buildings contain characteristics or deficiencies which limit their long-term sound use
or reuse for the purpose for which they were built. Obsolescence in such buildings is typically
difficult and expensive to correct. Obsolete building types have an adverse effect on nearby and
surrounding development and detract from the physical, functional and economic vitality of the
area.

Louik/Schneider & Associates, Inc. 13
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T THESE SHUCTUres are eh aracterized by conditions indicating that they are incapable of efficient
; or economic use according to contemporary standards. These conditions include:

. An inefficient exterior configuration of the structures, including insufficient
width, ceiling heights and small size;

. Large floor plates and antiquated building systems;

. Inadequate access for contemporary systems of delivery and service,
including both exterior building access and interior vertical systems; or

. single-purpose industrial use.

ji% Obsolete buildings in the Study Area include the vacant school building and the vacant, multi-
story apartment building. These structures have been vacant for some time and exhibit severe
deterioration and dilapidation, respectively. Additionally, the other two dilapidated commercial
structures have depreciated in market value and can be classified as economically obsolete.
Two (2) of the industrial buildings in the Study Area and an adjacent garage, located on the
= major thoroughfares and surrounded by commercial and residential uses, can be classified as
i functionally obsolete; not only are they surrounded by incompatible uses, but they are severely

limited in their ceiling height, parking for employees and customers and their ability to
- accommodate trucks for loading/unloading. These facilities would be extremely difficult to reuse
. by most modern manufacturing firms. All of these conditions decrease the marketability of this
o area, resulting in its economic obsolescence.

OBSOLETE PLATTING
Obsolete platting includes parcels of irregular shape, narrow or small size, and parcels im-
properly platted within the Study Area blocks.

OBSOLETE SITE IMPROVEMENTS

Site improvements, including sewer and water lines, public utility lines (gas, electric and
telephone), roadways, parking areas, parking structures, sidewalks, curbs and gutters, lighting,
etc., may also evidence obsolescence in terms of their relationship to contemporary
development standards for such improvements. Factors of obsolescence may include
inadequate utility capacities, outdated designs, etc. Throughout the Study Area, there are
obsolete site improvements. There are streets that are of an inadequate size with no
, curbs/gutters were not constructed to accommodate local traffic and the interstate trucks that
§ serve the industrial and commercial businesses of the Study Area. Additionally, sidewalks are
: in extremely poor shape or are non-existent. ‘

|

Obsolescence is present in 7 of the 27 (26%) buildings, 15 of the 66 (23%) parcels and 4 of the
9 blocks in the Study Area.

Louik/Schneider & Associates, Inc. 14
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Obsolescence is present to a minor extent in the Study Area. Obsolescence is presentin 7
of the 27 (26%) buildings, 15 of the 66 (23%) parcels and 4 of the 9 biocks. The resuits of the
obsolescence analysis are presented in Map 5.

3. DETERIORATION
Deterioration refers to any physical deficiencies or disrepair in buildings or site improvements
requiring major treatment or repair.

. Deterioration which is not easily correctable and cannot be accomplished
in the course of normal maintenance may be evident in buildings. Such
buildings and improvements may be classified as requiring major or many .
minor repairs, depending upon the degree or extent of defects. This
would include buildings with defects in the secondary building
components (e.g., doors, windows, porches, gutters and downspouts,

- fascia materials, etc.), and defects in primary building components (e.g.,
foundations, frames, roofs, etc.), respectively.

. All buildings and site improvements classified as dilapidated are also
deteriorated.

DETERIORATION OF BUILDINGS

The analysis of building deterioration is based on the survey methodology and criteria described
in the preceding section on “How Building Components and Improvements Are Evaluated”
There are 21 of the 27 (78%) buildings in the Study Area that are deteriorated.

The deteriorated buildings in the Study Area exhibit defects in both their primary and secondary
components. For example, the primary components exhibiting defects include walls, roofs and
foundations with loose or missing materials (mortar, shingles), holes and/or cracks in these
components. The defects of secondary components include damage to windows, doors, stairs
and/or porches; missing or cracked tuckpointing and/or masonry on the facade, chimneys, etc.;
missing parapets, gutters and/or downspouts; foundation cracks or settling; and other missing
structural components.

Deteriorated structures exist throughout the Study Area due to the combination of the age and
advanced state of disrepair. The entire Study Area contains deteriorated buildings and most of
the parcels with buildings are impacted by such deterioration.

DETERIORATION OF PARKING AND SURFACE AREAS

Field surveys were also conducted to identify the condition of the parcels without structures, of
which 20 contain improved lots with no buildings (parking, outside storage and school yard), two
(2) are streets and one (1) is a vacant, grassy lot. Of these 23 parcels, the 20 (87%)
parking/storage/school yard parcels are classified as deteriorated. These parcels are
characterized by uneven surfaces with insufficient gravel, vegetation growing through the
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‘apsence of curbs or guardrails, falling or

broken fences and extensive debris.

Deterioration can be found in 54 of the 66 (82%) parcels and in 9 of the 9 blocks of the Study
Area.

CONCLUSION

Deterioration is present to a major extent in the Study Area. Deterioration is present in 21 of
the 27 (78%) buildings, 54 of the 66 (82%) parcels and 9 of the 9 blocks. The results of the
deterioration analysis are presented in Map 6.

4. ILLEGAL USE OF INDIVIDUAL STRUCTURES
lllegal use of individuai structures refers to the presence of uses or activities which are not

permitted by law.

CONCLUSION
A review of the Chicago Zoning Ordinance indicates that there are no illegal use of the

structures or improvements in the Study Area.

5. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS

Structures below minimum code standards include all structures which do not meet the
standards of zoning, subdivision, building, housing, property maintenance, fire, or other
governmental codes applicable to the property. The principal purposes of such codes are (1)
to require buildings to be constructed in such a way as to sustain safety of loads expected from
the type of occupancy, (ii) to be safe for occupancy against fire and similar hazards, (iii) and to
establish minimum standards essential for safe and sanitary habitation.

CONCLUSION
Structures below minimum code standards is not found to be present as a factor as part of the
exterior surveys and analyses undertaken in the Study Area.

6. ABANDONMENT

Abandoned buildings and improvements are usually dilapidated and show visible signs of long-
term vacancy and non-use. Abandonment is distinguished from vacancy, however, in that the
owner/occupant usually relinquishes all right, title, claim and possession with the intention of not
reclaiming the property or resuming its ownership or possession. Additional supporting
evidence to document abandonment includes nonpayment of property taxes and unsuccessful
attempts to locate owners of vacant properties.

CONCLUSION
No evidence of abandonment of structures has been documented as part of the exterior surveys

and analyses undertaken within the Study Area.
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ocks in the Study Area. There are 58 of the 66 (88%) parcels, representing buildings,
parking/storage areas and vacant land, that lack physical maintenance.

All of the buildings (commerecial, industrial, residential and mixed use) that evidence depreciation
of physical maintenance include items such as unpainted or unfinished surfaces, peeling paint,
loose or missing materials, broken windows, loose or missing gutters or downspouts, loose or
missing shingles, overgrown vegetation and general lack of maintenance, etc. Twenty-three
(23) of the 27 buildings in the Study Area are affected by depreciation of physical maintenance.

The parking/storage areas and the one small vacant parcel in the Study Area also exhibit
depreciation of physical maintenance as a factor. There are parking lots that are not routinely
used and are neglected. The parking/storage lots have a variety of broken pavement, pot holes,
standing water, deteriorated curbs, broken or rotted bumper guards, grass growing in pavement,
crumbling asphalt and accumulation of trash or debris. The vacant lot also exhibits an
accumulation of trash and debris, standing water and overgrown vegetation.

Depreciation of physical maintenance can be found in all of the 9 blocks of the Study Area.

CONCLUSION

Depreciation of physical maintenance is present to a major extent in the Study Area.
Depreciation of physical maintenance is present in 58 of the 66 (88%) parcels, 23 of the 27
(85%) buildings and in 9 of the 9 blocks. The results of the depreciation of physical
maintenance analysis are presented in Map 10.

14. LACK oF COMMUNITY PLANNING

Lack of community planning may be a factor if the proposed redevelopment area was developed
prior to or without the benefit of a community plan. This finding may be amplified by other
evidence which shows the deleterious results of the lack of community planning, including
adverse or incompatible land-use relationships, inadequate street layout, improper subdivision,
and parcels of inadequate size or shape to meet contemporary development standards.

Conclusion
Lack of community planning was not found in Study Area.

SUMMARY

In addition to the age requirement, seven (7) conservation area eligibility criteria are present in
varying degrees throughout the Study Area. Four (4) factors are present to a major extent and
three (3) are present to a minor extent. The seven (7) conservation area eligibility factors that

have been identified in the Study Area are as follows:

Major extent . deterioration
. excessive land coverage
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h depreciation of physical maintenance
, Minor extent dilapidation
ff obsolescence
! excessive vacancies

!
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The conclusion of the consuitant team engaged to conduct the Eligibility Study is that the
number, degree and distribution of Blighted Area and Conservation Area eligibility factors as
documented in this report warrant the designation of the Study Area as a vacant Blighted Area
and an improved Conservation Area as set forth in the Act.

The vacant portion of the Study Area is found to be eligible to be designated as a Blighted Area
within the definition set forth in the legislation. Specifically:

. Of the seven (7) blighting factors set forth in the law for vacant land of which one
(1) is required for a finding of blight, one (1) is present in the vacant portion of the
Study Area.

. The blighting eligibility factors which are present are reasonably distributed

throughout the vacant portion of the Study Area.

. All areas within the vacant portion of Study Area show the presence of blighting
eligibility factors.

While it may be concluded that the mere presence of one or more of the stated factors may be
sufficient to make a finding of blight, this evaluation was made on the basis that the blighting
factors must be present to an extent which would lead reasonable persons to conclude that
public intervention is appropriate or necessary. Secondly, the distribution of blighting factors
throughout the vacant portion of the Study Area must be reasonable so that basically good
areas are not arbitrarily found to be blighted simply because of proximity to areas which are
blighted. On the basis of this approach, the above referenced vacant parcel of land in the Study
Area is found to be eligible within the definition set forth in the legislation.

The improved portion of the Study Area is found to be eligible to be designated as a Conservation
Area within the definition set forth in the legislation. Specifically:

. The buildings in the improved portion of the Study Area meet the statutory criteria
that requires 50 percent or more of the structures to be 35 years of age or older.

. Of the 14 eligibility factors for a Conservation Area set forth in the law, four (4)
are present to a major extent and three (3) are present to a minor extent in the
improved portion of the Study Area and only three (3) are necessary for
designation as a Conservation Area.

. The Conservation Area eligibility factors which are present are reasonably
distributed throughout the improved portion of the Study Area.
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V'tHe presence of

onservation Area eligibility factors.

. The Study Area is not yet blighted, but because of the factors described in this
report, the Study Area may become a blighted area.

While it may be concluded that the mere presence of age and three (3) or more of the stated
conservation area eligibility factors in Section Ili may be sufficient to make a finding of
qualification as a Conservation Area, this evaluation was made on the basis that the factors
must be present to an extent which would lead reasonable persons to conclude that public
intervention is appropriate or necessary. Secondly, the distribution of conservation area
eligibility factors throughout the Study Area must be reasonable so that a basically good area
is not arbitrarily found to be a Conservation Area simply because of proximity to an area. All
blocks in the Study Area evidence the presence of some of the eligibility factors.

Additional research indicates that the area on the whole has not been subject to growth and
development through investments by private enterprise, and will not be developed without action
by the City. Specifically:

. A summary of the building permit requests for new construction and major
renovation from the City of Chicago is found in Exhibit 2 - Building Permit
Requests. Building permit requests for new construction and renovation for the
Study Area from 1992 - 1996 totaled $567,700. On an annual basis
(approximately $113,540), this represents only 4.1% of assessed value in the
Study Area.

. The Study Area is primarily comprised of commercial and industrial uses with
some residential and vacant land. The equalized assessed value (EAV) for all
property in the City of Chicago increased from $16,356,481 in 1985 to
$32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the same period,
from 1985 to 1995, the Study Area has experienced an overall EAV increase of
40.71%, an average of 4.07% per year. Additionally, for the period from 1994 to
1995, the EAV of 59 of the 67 parcels either decreased (three parcels) or
increased less than 1% (56 parcels).

The conclusions presented in this report are those of the consulting team engaged to analyze
the area and to examine whether conditions exist to permit the designation of a vacant Blighted
Area and a Conservation Area. The local governing body should review this report and, if
satisfied with the summary of findings contained herein, adopt a resolution making a finding of
a vacant Blighted Area and a Conservation Area and making this report a part of the public
record. The analysis above was based upon data assembled by Louik/Schneider & Associates,
Inc. The surveys, research and analysis conducted include:

1. Exterior surveys of the condition and use of the Study Area;
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27.7 . Field surveys of environi
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- gutters, hghtmg,‘t’rafﬂcd parkmgfacnlmes landscapmg, fences and walls and
general property maintenance;

3. Comparison of current land use to current zoning ordinance and the current
zoning maps;

4. Historical analysis of site uses and users;

5. Analysis of original and current platting and building size layout;

6. Review of previously prepared plans, studies and data;

7. Analysis of building permits requested from the Department of Buildings for all
structures in the Study Area from 1992-1996 years; and

8. Evaluation of the equalized assessed values in the Study Area from 1985 to
1995.

The study and survey of the Study Area indicate that requirements necessary for designation
as a vacant Blighted Area and a Conservation Area are present. In order to qualify as a vacant
Blighted Area, the vacant portion of the Study Area must exhibit one or more of the factors set
forth in the Act. The vacant portion of the Study Area was found to qualify as an improved
Blighted Area immediately prior to becoming vacant by exhibiting six (6) of the eligibility factors
for an improved Blighted Area when only five (5) are required for a determination of blight.

In order to qualify as a Conservation Area, 50% or more of the structures in the improved portion
of the Study Area must be 35 years of age or older and the improved portion of the Study Area
must exhibit three or more of the eligibility factors for a Conservation Area set forth in the Act.
In the improved portion of the Study Area, 93% of the buildings are 35 years of age or older.
The improved portion of the Study Area exhibits seven (7) of the criteria necessary for
designation, of which four (4) are present to a major extent and three (3) are present to a minor
extent, and also exhibits a lack of growth and investment.

Therefore, the Study Area is qualified as a vacant Blighted Area and an improved Conservation

Area to be designated as a redevelopment project area and eligible for Tax increment Financing
under the Act. See Distribution of Distribution of Criteria Matrix - Exhibit 3.

Louik/Schneidsr & Associates, Inc. 24
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City of Chicago
North/Cicero - Eligibility Study

ExHisrm 1

oty

T L EGAL DESCRIPTION

THAT PART OF THE NORTHWEST QUARTER OF SECTION 3 AND THE NORTHEAST
QUARTER OF SECTION 4, TOWNSHIP 39 NORTH, RANGE 13, EAST OF THE THIRD
PRINCIPAL MERIDIAN AND PART OF THE SOUTHEAST QUARTER OF SECTION 33 AND
THE SOUTHWEST QUARTER OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 13, EAST
OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT OF INTERSECTION OF THE SOUTH LINE OF THE SOUTHEAST
QUARTER OF SAID SECTION 33 WITH THE WEST LINE OF LAVERGNE AVENUE AS
EXTENDED FROM THE SOUTH; THENCE NORTHERLY, ON SAID LINE EXTENDED, 50.0
FEET TO THE NORTH LINE OF NORTH AVENUE; THENCE EASTERLY ALONG SAID
NORTH LINE TO THE WEST LINE OF LAMON AVENUE AS DEDICATED IN WEST NORTH
AVENUE SUBDIVISION; THENCE NORTHERLY ALONG SAID LINE OF LAMON AVENUE,
124.25 FEET, MORE OR LESS, TO THE SOUTH LINE OF LOT 1 IN BLOCK 6 IN THE
SUBDIVISION OF THAT PART OF THE SOUTHEAST QUARTER OF SECTION 33 LYING
EAST OF THE WEST 26.60 CHAINS AS EXTENDED WEST; THENCE EASTERLY, ALONG
SAID EXTENDED LINE AND ALONG THE SOUTH LINES OF LOTS 1 THROUGH 30 IN SAID
SUBDIVISION, TO THE WEST LINE OF CICERO AVENUE AS PRESENTLY DEDICATED;
THENCE EASTERLY TO THE SOUTHWEST CORNER OF LOT 28 IN SPRAGUE AND
WILSON'S SUBDIVISION OF BLOCK 18 IN W & R O’BRIEN’'S SUBDIVISION; THENCE
EASTERLY 315.0 FEET, MORE OR LESS, TO THE EAST LINE OF KEATING AVENUE;
THENCE SOUTHERLY ALONG SAID EAST LINE, 241.0 FEET TO A POINT ON THE
SOUTHERLY LINE OF NORTH AVENUE; THENCE WESTERLY ALONG THE SOUTHERLY
LINE OF SAID NORTH AVENUE TO THE EAST LINE OF KEATING AVENUE; THENCE
SOUTHERLY ALONG THE EAST LINE OF KEATING AVENUE 138.0 FEET TO THE NORTH
LINE OF LOT 47 IN JOHN F. THOMPSON'S NORTH AVENUE SUBDIVISION AS EXTENDED
EASTERLY; THENCE WESTERLY ALONG SAID LINE EXTENDED AND ALONG THE NORTH
LINE OF SAID LOT 47 191.0 FEET TO THE NORTHWEST CORNER OF SAID LOT 47;
THENCE SOUTHERLY 747.72 FEET, MORE OR LESS, ALONG THE EAST LINE OF A
PUBLIC ALLEY, TO THE SOUTH LINE OF A 16.0 FEET WIDE PUBLIC ALLEY IN PETTIBONE
MULLIKEN COMPANY’'S CONSOLIDATION PLAT RECORDED PER DOCUMENT 8212506;
THENCE WESTERLY: ALONG THE SOUTH LINE OF SAID ALLEY 190.88 FEET TO THE
EASTERLY LINE OF CICERO AVENUE; THENCE SOUTHERLY ALONG THE EASTERLY
LINE OF CICERO AVENUE TO A POINT ON THE SOUTHERLY LINE OF HIRSCH STREET
AS EXTENDED WEST: THENCE WESTERLY, ALONG SAID SOUTHERLY LINE OF HIRSCH
STREET, 174.0 FEET TO A POINT ON THE EAST LINE OF LOT 1 IN THEODORE J.
SCHORSCH’'S RESUBDIVISION, AS RECORDED BY DOCUMENT 15699705, AS EXTENDED
SOUTHERLY; THENCE NORTHERLY ALONG SAID EAST LINE, 185.66 FEET TO AN ANGLE
IN SAID LOT 1; THENCE NORTHWESTERLY, ALONG A LINE OF SAID LOT 1, 7.07 FEET,
TO AN ANGLE OF SAID LOT 1; THENCE WESTERLY, ALONG THE NORTH LINE OF LOTS
1 THROUGH 26 IN SAID THEODORE J. SCHORSCH'S RESUBDIVISION, 999.24 FEET,
MORE OR LESS, TO THE EAST LINE OF LOT 11 IN THEODORE J. SCHORSCH’'S

Louik/Schneider & Associates, Inc. 26




City of Chicago
North/Cicero - Eligibility Study

RESUBDIVISION, AS B

¥
i
i

THENCE NORTHERLY, ALONG SAID EAST LINE AND THE EAST LINE OF LOTS 11

THROUGH 1 IN SAID RESUBDIVISION, 471.42 FEET, MORE OR LESS, TO THE
NORTHEAST CORNER OF LOT 1 IN SAID RESUBDIVISION, BEING A POINT ON THE
SOUTH LINE OF LEMOYNE AVENUE; THENCE WESTERLY, ALONG SAID SOUTH LINE OF
LEMOYNE AVENUE AND ITS EXTENSION WEST, 191.15 FEET TO THE WEST LINE OF
LAVERGNE AVENUE, SAID POINT BEING 33.0 FEET WEST OF THE WEST LINE OF THE
EAST HALF OF THE NORTHEAST QUARTER OF SAID SECTION 4; THENCE NORTHERLY
ALONG THE WEST LINE OF SAID LAVERGNE AVENUE, 694.75 FEET, MORE OR LESS, TO
A POINT ON THE NORTH LINE OF THE WEST HALF OF THE NORTHEAST QUARTER OF
SAID SECTION 4 BEING THE PLACE OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.

Louik/Schneider & Associates, Inc. a7




City of Chicago
North/Cicero - Eligibility Study

EXHIBIT 2 e —————————_

i ———— BUILDING PERMIT REQUESTS |

A R T

NEW CONSTRUCTION/INVESTMENT PERMITS

PERMIT # ADDRESS DATE INVESTMENT
751612 4737 W. North Avenue 3/30/92 $15,000
752495 1535 N. Cicero 4/22/92 $82,000
757192 1535 N. Cicero 7/28/92 $9,000
758818 1450 N. Cicero 8/28/92 $325,000
763433 1450 N. Cicero 12/08/92 $75,000
772674 4737 W. North Avenue 7/26/93 $600
787466 4923 W. Lemoyne 6/13/94 $10,000
803344 4732 W. North Avenue 5/08/95 $2,500
814256 1601 N. Cicero 11/06/95 $2,500
96000651 1420 N. Lamon 2/16/96 $46,000
TOTAL . $567,600

Louik/Schneider & Associates, Inc.




City of Chicago

North/Cicero - Eligibility Study

kkEXHIBIT 3 o
é "DISTRIBUTION OF CRITERIA MATRIX
VACANT AREA
BLOCK # 1 2 3 4 5 6 7
212 X
| Key X Present to a Major Extent
/ P Present
Not Present
Criteria
%f‘f 1) A combination of two or more of the following factors: obsolete platting of the vacant land;
" diversity of ownership of such land; tax and special assessment delinquencies on such land;
flooding on all or part of such vacant land; deterioration of structures or site improvements
% in neighboring areas adjacent to the vacant land,
2) The area immediately prior to becoming vacant qualified as a blighted improved area,
i 3)  The area consists of an unused quarry or unused quarries,

4)  The area consists of unused rail yards, rail tracks or railroad rights-of-way,

3 5) The area, prior to the area's designation, is subject to chronic fiooding which adversely

‘ impacts on real property which is included in or (is) in proximity to any improvement on real
property which has been in existence for at least five years and which substantiaily
contributes to such fiooding,

6) The area consists of an unused disposal site, containing earth, stone, building debris or
similar material, which were removed from construction, demoilition, excavation or dredge
sites.

7) The area is not less than 50 nor more than 100 acres and 75% of which is vacant, not-

Louik/Schneider & Associates, Inc.

withstanding the fact that such area has been used for commercial agricultural purposes
within five years prior to the designation of the redeveloprnent project area, and which area
meets at least one of the factors itemized in provision (1) of the subsection (a), and the area
has been designated as a town or village center by ordinance or comprehensive plan
adopted prior to January 1, 1982, and the area has not been developed for that designated

purpose.
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BLOCK Age1 2 3 4 5 6 7 8 9 10 11 12
1333423 X P P X X P X
13 34 315 X P P X X P P
16 03 100 X P X X P X X
16 03 102 X X
16 04 204 X X X X
16 04 210 X P X X X
16 04 212 P P
16 04 226 X X
16 04 227 X X X
Key

X Present to a Major Extent
P Present
Not Present

Criteria

1 DILAPIDATION

2 OBSOLESCENCE

3 DETERIORATION

4 ILLEGAL USE OF INDIVIDUAL STRUCTURES

5 PRESENCE OF STRUCTURES BELOW MINIMUM CODE
6 ABANDONMENT

7 EXCESSIVE VACANCIES

8 OVERCROWDING

9 LACK OF VENTILATION, LIGHT OR SANITARY FACILITIES
10 INADEQUATE UTILITIES

11 EXCESSIVE LAND COVERAGE

12 DELETERIOUS LAND USE OR LAYOUT

13 DEPRECIATION OF PHYSICAL MAINTENANCE

14 LACK OF COMMUNITY PLANNING

Louik/Schneider & Associates, Inc.
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EXHIBIT 4.

e T R RIX OF CONSERVATION FACTORS

Louik/Schneider & Associates, Inc.

A. Block Number 423 | 315 | 100 | 102 | 204 | 210 | 212 227
B. Number of Buildings 5 5 10 1 1 3 0 1
1. Number of buildings 35 years or older 4 5 9 1 1 3 0 1
2. A. Number of building showing decline of physical maintenance 3 3 10 1 1 3 0 1
= B Number of parceis with site improvements exhibiting decline of physical 12 1 2 5 0 0 1 0
maintenance
3. A. Number of deteriorated buildings 3 3 8 1 1 2 0 1
3. B. Number of parcels with site improvement that are deteriorated 12 1 1 5 0 0 1 0
4. A. Number of dilapidated buildings 1 1 1 0 1] 0 0 0
4. B. Number of parcels with site improvements that are dilapidated 0 0 0 0 0 0 0 0
5. A. Number of obsolete buildings 1 1 4 0 1 0 0 0
5. B. Number of parcels with site improvements that are obsolete 0 0 0 0 0 0 0 0
6. Number of buildings below minimum code 0 0 0 0 0 0 0 0
7. Number of buildings lacking ventilation, kght, or sanitation facilities 0 0 0 0 0 0 0 0
8. Number of building with illegal uses 0 0 0 0 0 0 0 0
9. Number of buildings with excessive vacancies 1 2 2 0 1 2 0 0
9.A. Number of parcels with excessive vacancies 13 3 3 0 1 2 1 0
10. Number of buildings that are abandoned 0 0 0 0 0 0 0 0
11. Total number of eligibility factors represented in block 7 7 7 2 4 4 3 3
31
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HORTH AVEMUS GARAGS
CTYA AREA Mo, 24¢
DISCRIPTION OF SUILOINGS ANG SLem

Lecations South elde of Nest Morth Avense, between
”e«.r Cloexe Avemus snd Werth Levergne
vense

Gats of Yaleial Conetructions 1910

olany Site = 13,43 aoces
Buitdings = 203,249 equere fest

sty

The ¥orth Avenue Operating Sue Garege ¢fte (s heunded
by Vest Becth Avenus on the nocth, Warth Cleete Avenve on
the esset, West Lenayne SRUEEL on the south, and c&?ﬂp tor
the preperty eccuplied by e perochial o‘oom. by togt
Lavelgne Avenue on tha weet, Worth Lasaen Avemss bisects the
site, Exhidit IL-13 shews & slte plan of the present gerage.

SILOINGS

.9.3-303.!.:«nsuoo!:lr‘...t-cconcont
4coan wa the site. .

Sus salntensace Ewrotional modules for Saepedtiten end
itgm —.u-pn 50 on the ground floex of the !.—r-.‘. sefetced
10 a8 Uait §, 1ocated along Worth Avenuws hetween Clcero and
Lanok Aveauss. Guppoct (unctionsl medvles ace aleo focated
on the ground (loex of Vit 1 and the Tren totion Seport-
asnt {9 conteined on the second. fleor of ¢ bulldieg.

Unit § construction censlets masoncy beering walie

ellseteve .cvvou-,..uon&..nonoos ooaorete besn and eled (leorx
and voef systems, th of the Unit 1 bulldieg Lo epen bue
Paxking 1 an sver divided by (roe stonding mesonry walls.

The veslting lelend adjecent ¢o the south side of Veit
1 buflding has a etsuetural eteol framed d0segy ocovering
CONOTOte 90400 ond aurbs.

The Untt 2 bullding contalne vepeir positions ond the
hue enterier -:.:.d wie. Conetwrwotion consiste of
saeenry bescing wils oupporthng 6 strwetursl steel Lruee
sool syetea with & weod Yool deck. Alditioms to this milding
have 2 precast coacrete voof deck.

n-14

additional seintesance fuactions) modules are centslned
fa wnle I, conetrveted in 1943, Oenstruction consiete of
sesency bearing walls svpportiog & sdruotural steel truse
zoet eyeten.

tha fueling feland has & steucters] stesl framed canegy
ocevering contrete shebe and cutbe.

Junstion

9aslo on-site schivitiee are precented In Wxhivice 11~
1) snd 13-14., Buhibit 21~1) ohowe on-site bus elreslation
Sarough the meintenance and ing fenotions, superimpesed
o Che ofte plon. BRuhidtit 11-14 disgrons both bue and
peteonnel movements.

Neighpertiood

The nelghborhood swerovading the North Avesswse Garage (o
primarily residontial with single-Canlly homes and & fow
three-otery sportaset Muildinge. Cloere and North Avenued
are etrip commircisl majer readwaye. thete are Light industrial

lants south of the site on Le Royns Stxeet., On the west of
nv. a»n* shte, St, Pabter Canlsine Blenentary School abute
she ofite,




CONDETION ANALYILS

The preseal phyvicel plast of the Mortd Aweaus Operste
ing Bus Carsge s In o geneselly deteciorated omdicien.
Proeent oite ond etoel plant do met compare fevocably
with oritecia eentiguity aspeots, spade, and €ite requiteneme.

Sexviging, & tion and repale sre performed in eevers!

Yolidinge ege of threeghest the Lexyge site. Supervieion
o pevecansi fe extremely ditficult. g0 1o ne encleced
bee pethi e teaflio flew Lo alroultons, cansing

hiyn .:-.u«usol:.&l.oo.o...o

gechhity Needs

63:““" n"o""»—.ﬂo-n”no.vt.n: pn. gmno” locat fos,
¢ lacilivy have & zole in total cam
imimeation, Taia picste shole 12 Goviiend to ko
aqtioa » kes with orftect
and CTA ovoann.:« “u-.!oonn. prae cia veguirenencs

. The CTA Transpertation Separtment'a Cfuture plens for

the sits (aclede an aﬂn-noq cralaing school and 4riv

practice ares. Puactionsl developnest weet aleo allow for

planaed Improvement of the Latevrosction of West North and

“.."t Mpauuo Avenues by the {liinels Ospartment of Trans~
s tation.

impgevenante Conefdgved
exalioinary snalysis of the preseat oita indicated that

onfllotont ares ouiets for the dovelopaont of a IS0-bus
goxsge in conlernange vith standardloation aritecis.

1bit XI-13, Chapter

Ynit ¥e. ), the only Mellding on the site eultsble for
venovation, vss coneidered for wse te Mouse all Tranegorta-
tion Depertaest modules. Thlie poseibiiley ves dlocacded
after ansiyels bacanse of cestiguity aspects.

ProsOnt qoiregs eperations, vith ecsttered malntensmoe
noduie locatione, see catrled est 334.‘... the entice
eite. Thie functionsl Alesrray of medules throughout the
site is far (yom compliisncs with the eontigully sspects of

oriteria. ¥his eltuation snd the detecieraced condition of

Iv-34

s+ [T,

.gedules wate studied teo detorwing
_to fully stilire the site wiile

the physteal plomt sake remavation ecomateslly snd fusetienally

wnedvisable.
Zive functisnal esacepte Cen the lospsetion aed vepair

doily epetations durisg oonetsuetion. Al
SONOPLE Verd rejeoted on the basls of Cunstiera] and cumstrus
steying censlidszstisons. The eas CONGept sets we dwve
fate Lyo altersative (uastional plane. Thies plons, ved
belew, sre bosed on cenplete recemstruotien of ol les
confetning to eriteria.

ALTEORATIVE A - SECHNITAUCTION

Primary Ceaguies

7is funotional plea, shewn on Eshibit IV-1S, cellevts
operating chaxectoristies typles) of o large (nollity with
getioxens girculaties lanes, asple pull-in epace ahesd of
vaultieg fekands, shert clrculstion revtes fer serviaing,
and atalnal (ntexference between servieing snd othec fenc-
tionsl modules. The altasnative reprosents tetal zeess-
stxuction with complete easlesure ot sll funstiensl sodsler
encept for covered hes staging snd certeln oevered crattle-
waye,

»u—..o:-ov of code previaione (or maitman perwiseidie
anclo porhing svess, as dlvcvssed in Chapter 1L, cesnit
ta the four parking scees obowe. f(a adéition, the éors
Caclng the centrsl covered traftllicway (Lasn Averve) muet be
tize 40ors. Thees 400c¢ eporale slevly end would vemain

cloted 1o severe westhet; theles Large sunber 13 & disaivastage ‘

of this altereative,
L] & 13
This altesnstive, with ell new cenetrewotics, vill sest
411 griteria requiresente for .cvcﬁj sodule opase and
alros

contiquity. Ae deecribed sbdave, stion avees have heon
increased shove ninluwms.,

funetions) Plov

Vehicle (lowe sre as ehown on Bxhibit IV-13 end descriked
eariier in this ampter.
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CHICAGD m’crs'xy AJTHORITY

(071.008)
PROJECT TITLE: REPLACE GARAGE - NORTH AVEWUE TO FUNDING
LOCATION: CHICAGD AVENUE AND PULASKI ROAD . FEB 0 8 1991
AL SCOPE AGENCY

The total scope of this project will provide for the design and construction
of a 250-bus storage and maintenance facility. This facility will have
provistons for bus washing, fueling, vaulting, inspection, repair, staging,
and will also include employee parking, utility vehicle storage, and salt
storage. Included in the project scope are the following: desige
engineering, land acquisition, site preparation, construction, construction
inspection, project management and administration, and provisions for
equipment and furnishings. : )

Previous funding of $26,537,804 JO 7730 (IL-03-0109), $1,972,143 X0 7444

(IL-05-0017) and 33,500,000 JO 7094 (FY 87 CTA Fund Balance) provided for the

following: demolition of the existing garage and ancillary facility; design

. engineering and preparation of contract documents; and estimated construction

i funding at time of applicatios including, construction inspection and project
a3nagement.

This FY 1991 funding of $15,000,000, based on actual construction bids, will

provide additional required funding to compiete construction of the facility

facluding construction inspection, contract purchase and engineering, project
sanagesent, and provisions for the purchase and installation of bus washers,

maintenance equipment, and furnishings. Ne future funding is anticipated.

=
4
T
|

!

8. HKGET
Federal . CTA Series

01 CTA Engineering s 1,125,000

: 11 Direct Services 01 375,000

02 CTA Forces 250,000

12 Dtrect Services 02 62,500

. 03 Contract Purchase 459,678

: 04 Contract Engineering 2,000,000 -

\ . 05 Contract Construction 10,727,822
. TOTAL: $ . 15,000,000
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PROJECT DESCRIPTION | CTA J0B ORDER #0838
- ' . (071.006)

PROXCT TITLE:  REPLACE GARAGE - NOKTH AVBEJE TO FUNDING
| ,
LOCATION: CHICASO AVEMUE AMD PULASKI ROAD FEB 0 8 1991

; ' AGENCY
‘: Cc s AF EiN . at 2 . a2 .
| * 1 $ 1,363,636 $ 14,540,322

otr 2 1,363,636 453,678

Qtr 3 1.363.636 0

otr ¢ 1,363,636 0

Qtr & 1,363,636 0

Qr 6 1,363,636 0

otr 7 1,363,636 0

Qtr 8 1,363,637 ¢

Qr 9 1,363,637 0

Qtr 10 1,363,637 0

Qtr 11 - 1,363,637 0

TOTAL: ¥ 15,000,000 § 15,000,000

i * Determined by Authorizatfon to Proceed

g 0. JRUSTIFICATION

The original bus facility, located st Horth and Cicero Avenves, constructed

"~ in 1910 as a streetcar barn, vas demolished due to the extreme age of the
building complex :and the general deterioration of the structural and
mechanical systems. Specifically, the hesting systes was ia poor condition;
the ventilation system was {nadequate concentrating fumes in the maintenance
ares; .and lighting was poor throughout the facility, cresting problems in the
bus repair areas. Finally, bus storage was located in an open ares Givided
by freestanding masonry walls which impeded bus movement, resulted 9n: the
seed to coatinvously run buses, and ultimately necessitated replacement of
the facility. The replacement facility, to be located at Chicago and Pulaskd

| . Avenwres, will have adequate space to provide for 2l1 bus storage and .

! mintenance functions including employee parking and ut§lity vehicle storage.

M e oo Ars o 4
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ZROUECT DESCRIPTION CTA J08 ORDER #0818
(071.006)
PROJECT TITLE: REPLACE GARAGE - NORTH AVENUE TO FUNDING
LOCATION: CHICAGD AVENUE AND PULASKI ROAD FEBO S8 1591
AGENCY
€. MILESTONES
Iasks - Dases
Job Order Start 04/01/91
Design Start :
Complete Plans & Spe:s S V7,3V,
Constryction Start 06/01/91 -
Funded Complietion 12/01/93
Job Order Completion 03/01/94
reat Sec: 61

Page 2



City of Chicago
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|
MaP 1 PROJECT BOUNDARY
! Map 2 EXISTING LAND USE
MaP 3 AGE
! MaP 4 DILAPIDATION
!,, MaP 5 OBSOLESCENCE
! MAP 6 DETERIORATION
MaP 7 EXCESSIVE VACANCIES
MaP 8 EXCESSIVE LAND COVERAGE
5 MaP 9 DELETERIOUS LAND USE/LAYOUT
. MaP 10 DEPRECIATION OF PHYSICAL MAINTENANCE
MapP 11 BLGHTED AREA PRIOR TO VACANCY

|

Louik/Schneider & Associates, Inc.
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